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ABSTRACT 

The land planning administration in Alberta is dominated by the Alberta Planning 
Board at the regional level. Under the Planning Act, 1977, the Board is responsible for the 
funding of regional planning commissions: their plans are reviewed by it prior to 
ratification and it retains the power, on appeal, to alter the decisions of the commissions 
concerning land subdivision applications. Thus, the Alberta Planning Board's role conforms 
to those of countless other central authorities in that it is able to draft policy, delegate 
authority, inspect policy implementation and grant variance to the policies it is responsible 
for. 

Central bodies such as the Alberta Planning Board are not universally respected 
since their powers are usually of a strong character and they are thought to pose a threat 
to local autonomy and, in some cases, the rights of individuals. They have, however, been 
extensively utilized to bring order and uniformity to regulatory processes. The costs to 
local autonomy of such central direction are topics of active debate and it is the objective 
of this thesis to determine the impacts of the Board's appeal activities and variance 
granting powers upon the ability of the Calgary Regional Planning Commission, acting as 
planning agent for the Municipal District of Rocky View, to implement its land use policies. 

In order to understand the nature of the relationship existing between the Planning 
Board and the Commission it is necessary to review the legislative background of selected 
central agencies concerned with planning and related fields. The legislative history of 
planning in Alberta, too, is discussed with particular emphasis upon the statutory 
obligations and powers of the Planning Board and the regional planning commissions. 

The Calgary Regional Planning Commission was granted statutory authority in 1957 
and began to implement planning policies without the aid of a plan. In 1963 the 

Commission's first preliminary regional plan was adopted. This plan was followed by a 
revised preliminary regional plan in 1972. Thus, the appeals made to the Planning Board in 
the 1960-78 period can be divided into three distinct periods conforming to the periods 
when there was no plan or when either of the preliminary regional plans was in effect. In 
each group, the Commission's land use policies are identified, as are the subdivision 
appeals made against them and the Planning Board's decisions respecting them. Overall, the 


examination illustrates the Commission's policy initiatives, its methods of policy 
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implementation and the Pianning Board's acceptance or rejection at appeal of the local land 
use policies. 

From the study, it was concluded that the Alberta Planning Board's appeal activities 
did not adversely affect the implementation of local land use policies in the M.D. of Rocky 
View. The Commission's policies became stronger over the study period, as the Board was 
in general agreement with the Commission's aims and the chosen methods of 
implementation. The Board’s concept of the public interest, however, differed slightly with 
that of the Commission: the Board granted variances from the local policies whenever it 
could reasonably do so without abrogating their spirit and intent. The resulting relationship 
was a dynamic one which now seems to be threatened by the plan approval process in 
conjunction with the agitation of rural municipalities who wish to attain a stronger voice in 


the control of land use planning in their jurisdictions. 
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1. INTRODUCTION 


1.1 Preamble 

In one form or another statutory control of land use in Alberta has been possible 
since 1913. Early legislation was concerned with enabling urban authorities to draft 
planning schemes but later statutes extended this power to rural areas as well. In each 
case, land use planning and its controls represented an extension of authority into an area 
hitherto unaffected by government. Various agencies were created to administer planning 
statutes at the municipal, regional, and provincial levels, but this thesis is principally 
concerned with two of them: the Alberta Planning Board, acting at a provincial level, and 
the Calgary Regional Planning Commission, the planning agent for the Municipal District of 
Rocky View which ts the locus of the case study. 

The central purpose of the thesis is to attempt to understand the relationship 
between the Board and the Commission as it reflects the ability of the latter to implement 
its planning policies in the Municipal District. Yet, the Alberta Planning Board cannot be 
treated as a unique problem. Most boards seem to be caught up in a basic controversy by 
virtue of their contribution to public administration. Such general issues as central versus 
local control of policy formulation and implementation, the extension of executive power, 
and the proliferation of boards in all branches of administration since World War Il, have 
prompted warnings of danger to the system of government and especially to the individual 
in that system. To gain a reasoned understanding of the concerns about boards in general, 
and a better understanding of the Alberta Planning Board in particular, it will be necessary 
to study the growth and development of planning-related administrative regulations and 


authorities and the conflicts they have faced. 


1.2 The Role of Boards and Commissions in the Public Decision Making Process 
The public decision is special. It differs from other types of decisions in that it 
should not be based on individual gain. The public decision is made to advance some 


greater public good as it is variously determined by individual public authorities. 
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The growth and entrenchment of popular government has been founded upon a 
belief in governance for the public good in response to public will. For this reason, the 
drafting and implementation of public policies has gradually given rise to a large and 
powerful branch of government (Brown and Steel, 1979, ch. 1). Typically it is composed 
of boards, commissions and their like, all established to articulate, research, enforce or 
otherwise secure the public good. 

Individual public authorities vary in their composition and in their regulatory 
responsibilities. All, however, must address a public will. This will "is given expression by 
the electorate, interpretation by the legislature, and application by the administrative 
expert’(Vernon and Mansergh, 1940, p.22). Policies needing application by ‘administrative 
experts’ have not been in short supply. Administrations have grown as governments have 
expanded and assumed ever greater responsibilities for the people they govern (Willis, 
f9537p) 13). 

A feature attendant upon this growth is the increased delegation of powers of 
execution to the administrative agencies of government. The sheer volume of statutes has 
been an incentive for this development (Brown and Steel, 1979, p.29). The present scope 
of administrative agencies is now so wide that it would be difficult to find an economic or 
social activity immune from their decisions. This has led to a situation where some 
administrative bodies have near—legisiative powers. This began to cause alarm as early as 
the first quarter of this century and the topic is still actively debated (Lord Hewart of Bury, 
1829): 

Power is not distributed equally throughout the administrative system. Those 
groups within the public administration having the broadest role or scope tend also to have 
broad powers. Groups having to perform less broad or more defined tasks have usually 
fewer powers and may be subordinate to some other agency. Such a ranking of power 
and position can be shown by the relationships of boards and their respective 
commissions. 

A board is "a body of persons, statutory or otherwise, having delegated to them 
certain powers or elected for certain purposes’ (Burke, 1977). In the sense that they are 
used by provincial governments, boards most often advance and coordinate the 


implementation of one or more Acts of a legislature. For example, the Energy Resources 
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Conservation Board in Alberta has powers delegated to it by four statutes: The Energy 
Resources Conservation Act, 1971; The Oil and Gas Conservation Act, 1970; The Hydro 
and Electric Energy Act, 1971; and the Power Consumption Act, 1970 (Hudson and Ward, 
1979, p.554). This board therefore functions as a hub for comprehensive planning and 
regulation of energy matters. 

A commission, by contrast, is "an authority to do some act, it signifies an authority 
given by the crown, a court, or the like to a person or persohs..."(Burke, 1977). When 
compared with a board, the jurisdiction of a commission is likely to be more narrowly 
defined and its powers less wide-ranging, but like the boards they may exist for an 
indefinite period. Commissions are usually more concerned with the implementation of 
policy than with the development of objectives and instruments of policy attainment. The 
respective roles of the AP.B. and the C.R-P.C. illustrate this relationship to some extent. The 
Board's responsibility for implementing the Planning Act involves authority over the 
establishment, funding and broad policy direction of the regional planning commissions. 


They, in essence, only perform functions that are assigned by statute. 


1.3 The Role of the Alberta Pisaniag Board in the Administration of Planning 

The Alberta Planning Board is a fairly typical board. It derives its powers from the 
Planning Act, 1977 (ch. 89) and its membership is determined by the Lieutenant Governor 
in Council which is, in actuality, the Cabinet of the legislature. Cabinet forms a political link 
with the Board and subsequently with several aspects of planning. !n addition, the Board is 
directly responsible for its activities to the Minister of Municipal Affairs who, in turn, is 
accountable to the legislature. 

In the most recent Planning Act the powers and duties of the Board were made 
less specific than they had been previously (Elder, 1979). Nonetheless, the Board's role in 
the interpretation and Pooremeticn of planning seems undiminished. It had previously been 
the Board's duty to advise the Lieutenant Governor in Council as to the making of 
regulations under the Act and with respect to the establishment and operation of regional 
planning commissions. Additionally, it was to discharge any duties or functions assigned to 
it by the Lieutenant Governor in Council. The present Act eschews any advisory 


designation, concentrating rather upon the Board as an appeal hearing body. This, however, 


~~ a 
Lm r ) 
Pat i} = 
| a | 
yerend on aoturats wot yd Har parageiae gEWwor deri srsutA. nb os08 noitevOR 
: i 
iby ail (OTE! 759A notevaangy), 200 tins fi eT CRT SAG SiR eeOD, a WOE 
a LS — , inant 
eww bis noebur) OSI traAs 2reytwaribD wwoUaeriphos "2! soA Ypres pinta oa 
OG QOIIBIQ SVieMBMBIQMG. VO" > gurls Pica Spaiscwt be odienT sees “4 carer 
‘a 
TIAN Ye 1 (1D CTRL 
i) 
WOMLUS Me taetinga ff J2e emoe OD OF yvittorius | 5 2 tasted va cea A i 
a . | 
Ser, j “a va f 1 L - ar i * +0 naa ion s c a. F | - Lie o PAA CS ie ys a its 
he 
a % ~« 
VIWO TIAN Biol G0 OF Via 2) Oia Ss OF ; ro 2 ew De a 
; 
re yo) tex ort VERS ebeo Ga Baie F ied 22s) © OWE 2 Dre cane 
© Mone aN 4 (tha Perteongyeiom yiibweL as arioiceyhMee coh shiitaan 
ae 
SMT IneryETS 16 atrte/mutanl ofeeswilgarda to. Inertyeaivel aotl cri (me voli 
MtT INSENS SONG OF q Sears: wilt ete tiagi 9.5.5 on? Gr 3.5.0. wetl To ce" re a8 ~) 
athe saben aia re , - eqaay 


yA? Fave YT Ore 2ewloved tod OMIAARIT OF OHateaigri ID yhidiengg@es ages : 

ANQEEVTTNAD YOHWIEG IAOEY SIT jo nentyere (3 oe aaretins Givi ; reryichel sae 

savers yd Sor mmiede Se Hert aia Mid es iho aay a, 

sj 4 \ 

orinns!9 to notte wails wrt st b1e08 grin ariedA wero otiGh ants 

ari! chet mewog eh eeereb H cwoaitbidl’ Palais Bi SS oriniels wirtactit,. att 
TO WwVOC) TeNetuel Sr ys pecian’ jane anietn wrens Ap TVe? soA 

wih ptitog Fei mot sented aruba ant t0 rowed arty ‘vali & A @httoitwy liad 

wo8 wets thw 

, errs fi .ofw Natta laqioit io acre on ot SSWIVATSS 2) me viroane 

| vor cunia of ‘oles @ 

= sew rege er © asitils bre stewiberow : oh shiney te nea Dev tani arn nv rn te 


sit wo8 act otihbe nl gnitvp oO eee WV se a y Wr Ihirumeecup 


. ce on at ace extant ama 42 are. WEIS) Visdoivew need ber vert ner nah aa 
need vnuciven eet 9) meriaerrrenrwy corer gAiCINHG * 12. navtambwos bre noORO NADA a : 


D 7 an 


ta grok: wt or a8 Honwol os TOMBE IRC OT A. get? mais OS yah: stowed Str 7 
= iia” To presi: brie. shelter ieee hiiw-ins 236 ad’ adr = r 
- a ag 7 r fo 
+e tote oioirgred 70 auitud’ von el - : re ¥ " stlarioni A stall al de ear 
i - he fever sae 1 - cane m4 tr 7 orice te; ‘ 
— bY i dha Ui eD ae aR, 


sensi shemiiiniins ne iar) (sogu Aare grin 


7 * 


is Not to suggest that the Board is no longer advisory; quite the contrary. "The Alberta 
Planning Board has a wide range of responsibilities from coordinating the functions and 
operations of the regional planning commissions to recommending land use policies to the 
Cabinet. It is the subdivision appeal body under The Planning Act, 1977 and also 
administers the Alberta Planning Fund, out of which the regional planning commissions are 
financed. Through committees of the Board, numerous special topics can be investigated 
and they have included monitoring of development in new towns, exploring the feasibility 
of new regional planning commissions, investigating new concepts in housing design and 
advising regional planning commissions on the preparation of regional plans’ (Alberta, 
Department of Municipal Affairs, 1978). 

The duties of the Board are distributed amongst three committees: the Research 
and Program Committee, the Finance and Administration Committee, and the Appeal and 
Waiver Committee (Alberta Planning Board, 1978). Under the Planning Act (s.16) a decision 
. Of any of these committees is deemed to be a decision of the Board. 

The Research and Program Committee is "responsible for matters relating to 
lakeshore management plans, new towns, regional plans, airport vicinity protection area 
regulations, regional planning commission areas and membership, section 76 applications 
(dwelling units on a lot), plan cancellations, and such other matters as may be referred to it” 
(A.P.B., 1978). Its greatest potential impact upon planning policy is through its influence on 
the regional planning commissions and the review of regional plans. 

The Planning Act, 1977, made the drafting of regional plans a mandatory 
responsibility for the regional planning commissions of the province (ch.89, s.45). Section 
47 of the same Act provides the A.P.B. with the power to review and make 
recommendations on regional plans and plan amendments before they can be sent to the 
Minister for his ratification. This is to ensure that a "..commission does not give final 
approval or circulate to the public - a document which may contain policies which conflict 
with provincial programs or policies” (AP.B., 1980). The Board also assesses the 
completeness and accuracy of technical information used during plan preparation. In 
addition, the review allows all regional plans and amendments to be evaluated against a set 


of uniform criteria which reflect government policies about the administration of planning. 
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The Finance and Administration Committee is "responsible for matters relating to 
the Board and regional planning commission budgets and financing, the Alberta Planning 
Fund, surveying and mapping, regional planning commission annual reports, and such other 
matters as may be referred to it” (AP.B., 1978). The stewardship of the Alberta Planning 
fund is particularly important. The Board is entrusted with the collection of monies from 
municipalities served by the commissions and with the distribution of the levy. The 
payments finance the operations of regional planning commissions, as well as the 
preparation of regional plans and special plans and studies. 

The Appeal and Waiver Committee is responsible for "...ail appeal hearings and for 
considering applications from subdivision approving authorities for relief from compliance 
with specific sections of the subdivision regulations” (A-P.B., 1978). The committee is in 
intent and actuality a quasi-judicial tribunal. Its decisions carry the full weight of the law 
(Statutes of Alberta, 1977, ch.89, s.103) and an appeal of the committee's decision may 
only be taken to the Supreme Court of Alberta and then only upon a question of law or 
upon a question of jurisdiction. The Appeai and Waiver Committee is thus the court of last 
resort for a limited number of planning matters. Chief among these matters is the 
resolution of grievances arising out of the use of subdivision controls by the regional 
planning commissions. The subdivision controls are used in association with the regional 
plan to give it effect. That power is limited by the allowance of an appeal to the Board 
when applications for subdivision are not approved or are approved with conditions by a 
regional planning commission. 

The appeal provides a forum for the regional planning commissions to defend their 
decisions and for individuals to plead for exception or variance from the subdivision 
controls. The Board's ability to grant variance is a strong power but one that is essentially 


limited to the subdivision process. 


1.4 The Ability of the Planning Board to Influence Planning Policy 

The Board's ability to influence planning policy is primarily vested in the Research 
and Program and Appeal and Waiver Committees. Moreover, as the efforts of the Board 
are directed toward the regional scale of planning, its influences are greatest on the 


regional planning commissions. This influence !s exerted through regional plan approval 
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duties, and through appeal hearing decisions and potentially through the funding process. 
This gives the Board the opportunity to influence the regional planning process at two 
stages: prior to any plan or amendment being adopted and during the implementation of the 
plans. The Board's influence need not even be direct. It is reasonable to suppose that the 
very existence of the plan approval criteria is sufficient to affect the types of policies that 
are included in draft regional plans and the manner in which they are presented. In addition, 
the Board's discretionary funding of regional plans and special plans and studies gives it 
the potential to influence the undertaking of new planning initiatives. 

For its part, the AP.B. claims not to influence the substance of regional plan 
policies. “The plan approval criteria of the Board do not dictate the substance of policy to 
the regional planning commissions but only what policy areas should be covered, and the 
manner in which this should be done” (A.P.B., 1980). Still, it is difficult to believe that the 
plan approval criteria would have so little effect. There is a lot of latitude in the definition 
of "policies which conflict with provincial programs or policies’. 

The other major area of Board influence over regional policies involves the control 
of land subdivision. Subdivision controls and the regulation of land use are the regional 
planning commission's tools of plan implementation. A commissions’ ability to influence the 
location and type of development gives rise to the physical realization of its plans. 
Unhappily, these controls also give rise to conflicts between individuals and commissions, 
most notably involving landowners who wish to subdivide their property. Such applications 
have a nearly automatic right of appeal should they be rejected by a regional planning 
commission. This then puts the dispute before the Appeal and Waiver Committee, which 
must make a decision either defending the commission or overruling it. lf on a repeated 
basis, a control instrument policy is defended by the Board, it (and the-policy it serves) is 
effectively strengthened. If, however, a regulation. of a commission is repeatedly 
overruled, it must cease to have much real vaiue and the whole planning policy may be 
brought into question. It is in the desire to test these ideas that the central purpose of the 


thesis is to be found. 
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1.5 The Problem: The Notion of Conflict between the Planning Board and Regional 
Planning Commissions 

Ideally, the Alberta Planning Board and the regional planning commissions can be 
conceived as instruments of the public will working toward the achievement of public 
good. In reality the two administrative institutions experience conflict while serving the 
same general ideal. The problem is one of scale. Each body has a particular view of the 
public good and these views must on occasion diverge. 

The Planning Board has a large mandate and its scale is province—wide. It must 
direct the efforts of subordinate institutions in order to fulfill desired goals. The 
commissions work at a smaller scale and their views of policy are essentially confined to 
their respective plan areas. The commissions deal only with the ideology of advancement 
of the public good. The Board, however, represents the point in the regional planning 
administration where the ideology of the advacement of the public good confronts the 
ideology of private rights in property (McAuslan, 1980, p.2). Conflict arises where the 


superior Board rules against the decisions of the inferior commissions. 


1.6 The Objective of the Thesis 

This study has been undertaken to investigate one facet of the relationship 
between the Alberta Planning Board and a regional planning commission. That is, it is 
designed to determine how the Board's judgements with respect to subdivision appeals in 
the Municipal District of Rocky View have influenced the development and implementation 
of regional planning policy on the part of the Calgary Regional Planning Commission. To 
this end, ‘policy’ is defined as a course of action adopted and pursued by a government or 
public agency in the service of some public good or benefit. In general practice (and the 
documents consulted for this thesis are no exception) the term policy is loosely used, but 
it is taken here to require a clear (and preferably explicit) set of ends or obejctives, along 
with an equally clear set of means or control instruments by which the ends can feasibly 
be achieved. Given the nature of the subdivision appeal process it is inevitable that the 
control instruments should be subject to greater challenge than the planning objectives. 
The research problem then becomes one of determining the extent to which local controls 


and regulations were overturned on appeal, and then assessing the implications for the 
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continuing state of regional planning policy. 


1.7 The Approach of the Thesis 

To accomplish the aims of the study particular attention will be paid to major policy 
Statements as they appear in the regional, and municipal plans prepared for the study area 
over an eighteen year period. Using these as‘a basis, the effects of the Appeal and Waiver 
Committee's decisions will be evaluated in terms of their undermining or reinforcing effect 
upon the local wishes. 

The Municipal District of Rocky View has been chosen as the study area as it has 
experienced substantial developmental pressures of various kinds. Parts of the district are 
subject to urban land use pressures yet the majority of the land is put to rural types of use 
(see Map no.1 and Map no.2). The area relies heavily upon its agricultural land base for 
economic wellbeing and local policies reflect a desire to maintain the viability of the rural 
economy, chiefly by protecting the agricultural land base. That desire is made slightly more 
complicated since the area forms part of the hinterland of the City of Calgary. The City’s 
own land use policies, however, seek to confine urban land uses to land under the direct 
control of the City. The Calgary Regional Planning Commission acting as a planning agent 
for the M.D. of Rocky View, and to a lesser extent for the City of Calgary, has consistently 
worked to achieve an effective separation of urban and rural land uses and to contain 
Calgary's growth into its rural environs. In this regard the commission has used subdivision 
controls to help give effect to the regional plan. The Commission has frequently refused 
or approved them with limiting conditions. requests for subdivision. Many of these have 


been the subjects of appeals to the Planning Board. 


1.8 The Organization of the Thesis 

To assess the Appeal and Waiver Committee's effects upon the implementation of 
the policies of the Calgary Regional Planning Commission (hereafter termed C.R.P.C,) in the 
Municipal District of Rocky View, attention must first be focused on the rationale for the 
establishment of centralized authorities. Chapter two will deal with the development of 
health and housing authorities and the emergence of central planning authorities. It is 


mostly English experience that will be reported on, but an example of a Canadian central 
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planning authority will also be included, and its duties and powers will be discussed. The 
third chapter will treat the development of the Alberta Planning Board, with particualr 
emphasis on the statutory changes affecting the Board. An analysis of the appeal files of 
the Alberta Planning Board will then follow, along with an appraisal of the preliminary 


regional plans for the study area. 


1.9 Sources of Information 

Conflicts between the C.R.P.C. and the Board almost invariably concern measures 
embodied in a plan or the commission's interpretation of the Subdivison and Transfer 
Regulation. The conflicts lead to appeals where information is furnisned by the commission 
and by the appellant. Thus, thére are two pools of information readily available: the pians 
and the appeal files. 

Within the time period examined, the Municipal District of Rocky View has had 
three plans.-The first (a preliminary regional plan) was adopted in July of 1963 and 
remained in effect until 1971, when it was replaced by a new preliminary regional plan. In 
addition, a municipal district general plan was prepared and adopted in 1973. These two 
plans remained jointly in effect for the balance of the study period. The plans are 
important as they provide a detailed picture of the land use pressures affecting the study 
area and the policies developed by the C.R.P.C. to regulate land use. 

The appeal files form a relatively larger body of information. The files studied 
cover the period from 1960 to 1978 and involve well over 200 hearings. They clearly 
indicate the contentious actions and the Board's willingness to endorse or reject them. The 
early files are rather thin and informal as compared with those of the 1970s. Even so there 
are basic similarities. The Board Order is the most important single element of each file. It 
is in the form of a brief outlining the subdivision proposal, its location, the reasons for the 
C.R.P.C.'s subdivision refusal or conditional approval, the appellant's argument in support of 
the appeal and, lastly, the Board's decision. 

Changes have occurred in the Board Orders, not the least of which is the 
requirement since 1973 that reasons be furnished for Board decisions. More 
sophisticated appeal procedures have also meant greater numbers of supporting 


documents in the files. These normally include all the Board's correspondence about the 
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appeal, as well as maps, exhibits and reports. Supporting documentation is most often 
greater in highly contested appeals and this aids in understanding them. Correspondence 
between members of the Board Is occasionally available as well, and it usually proves to 
give special insight into the final outcome of the appeal. Finally, some of the files contain 
relevant minutes from the municipal district council, revealing their feelings about specific 
lanc subdivision requests. Although they are not always present, they may influence the 


appeal decision. 
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2. THE DEVELOPMENT OF CENTRALIZED PLANNING AUTHORITY 


2.1 Victorian Central Authority and the Limitation of Local Autonomy 

The development of centralized planning authorities came rather late in the overall 
movement of industrializing nations to centralize a wide array of government powers. 
These planning authorities grew out of earlier central institutions in such fields as public 
health and housing, where they were created to alleviate some of the harmful effects of 
industrialization. By creating central authorities the three levels of government were made 
more interdependent and had to coordinate their activities. The job of coordination was 
usually given to a centrally placed special purpose agency, and the initiative for forming 
these agencies was most often taken by central or provincial governments (Rowat, 1975, 
ch.8). This frequently increased their supervision or administration of what had previously 
been municipal activities. "The chief functions of the special purpose agencies... were 
limited to the guidance and supervision of local administrative authorities. This, strictly 
‘speaking was no system of checks and balances where one level of government existed 
to restrain or limit the power of others. Rather, it is more accurate to say, central and local 
agencies were instituted to aid in the organization and reform of local authorities by 
providing those agencies with uniform procedures, information and advice” (Lubenow, 

TS 7inp aS): 

Keeping this comment in mind, "there is a range of activities which is the concern 
of the local government and a range which is not. These ranges vary from time to time, and _ 
most of the conflicts that surround the interaction of governments within Alberta are ! 
concerned with varying the powers of different levels and units of government” (Bettison, 
Kenward and Taylor, 1975, p.9) 

Government institutions in Alberta and Canada, and the division of their powers, 
have been greatly influenced by English precedents. Our institutional and governmental 
traditions are, thus, not our own. An examination of why our governments or agencies 
interact as they do must partially concentrate upon English government and the reforms of 


the nineteenth century, since it was then that the modern pattern of public administration 


was founded. 
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In the first quarter of the nineteenth century the local government of England was 
maintained by some 15,500 parishes, 5000 crown appointed justices of the peace and 
200 chartered boroughs (Lubenow, 1971, p.16). The parishes retained sole responsibility 
for poor relief, the maintenance of highways, and the policing of the countryside. The 
justices of the peace were responsible for the administration of justice, jails and asylums 
while the corporate municipalities administered criminal and civil law in their own 
jurisdiction and carried out municipal works such as lighting, draining and cleaning (Webb, 
1951, ch.1). The men who took part in local politics frequently represented a propertied 
elite (Hill, 1974, p.25) and the justices of the peace and other local government officers 
were almost absolutely free from central control or authority. In short, the ‘anarchy and 
autonomy that characterized local authority precluded there being a'system of local 
government (Lubenow, 1971, p.17). This, however, was soon to change. Beginning with 
factory legislation in 1833 centrally directed bodies soon managed poor relief, public 
health, railways, the factory system, prisons, education, mining, and emigration (Lubenow, 
1971, p.17). "The flow of people from the reasonably healthy countryside to the 
poisonous slum conditions of the new jerry—built towns [forced] the state to concern 
itself with the welfare of the people” (Gladden, 1961, p.15). And even though the sanctity 
of private rights and individualism was a keynote of nineteenth century thought, it was 
evident early in the century that there were powerful forces mitigating for the intervention 
of centralized authorities in the affairs of individuals and local government alike (Griffith 
and Street, 1959, ch. 1). 

Throughout the expansion of English government its "growth was characterized by 
a certain indefiniteness . Instead of a programme for administrative reform designed to 
produce a collectivist utopia, state intervention consisted of a series of legislative actions 
which produced modifications in the existing administrative structure. In addition, 
incrementalist growth was characterized by a probing quality. As new administrative and 
political experience produced new information about desirable objectives, the very goals 
of public policy shifted” (Griffith and Street, 1959, p.27). But although the goals shifted the 
basic method of attaining them did not. Power remained diffused, residing with many 
political authorities. Local authorities did not see their range of powers eroded, but they 


were made more accountable through a system of central inspection and their autonomy 
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was limited in this way. It was this feature rather than centralized direction that 
characterized the Victorian administrative state. It is also this feature of our own 
administrative process that generates considerable conflict between local and central 


bodies. 


2.2 A Growth of Humanitarian Ideas 

Canadian administrative practices and the laws that control them are essentially 
outgrowths of the social, economic and political changes experienced by Great Britain in 
the nineteenth century. Prior to that time the functions of government were sufficiently 
narrow in theory and practice that they had little daily impact upon the average citizen." The 
central government was chiefly of importance in matters international: it was responsible 
for defence and regulated imports and exports. Any effect it had on the common people 
was either indirect or by a control exerted through the criminal law in matters of the 
peace. That public welfare and public order might stand roughly in relation of cause and 
effect was an idea foreign to the legislators of that date’(Willis, 1933, p.11). As early as 
1820, however, rapid industrialization was causing this viewpoint to change (Cherry, 
1974, p.6). It altered the centuries-old social, economic, and political fabric of the nation. 
In a period of scarcely two generations, Britain was transformed from a nation of 
rural—dwelling farmers into a nation of factory workers crowded into straining cities. 

"With the industrial revolution and the consequent specialization of function — not 
to speak of the loss of local feeling occasioned by the flock to the towns — when 
dislocation at the Port of London might result in untold misery in Staffordshire, there grew 
up wider loyalties. Simultaneously the pressure of events began to force the central 
government to take an interest in local affairs; by the Reform Act [1832] the landed gentry 
lost their control over seats in the Commons, and in retaliation began to inquire into 
factory conditions. They then gradually extended the principie of control over the morals 
and living conditions of the apprentice, — in order to safeguard the health and safety of 
workmen against the niggardly spirit of the owners themselves. The smashing up of the 
new agricultural machinery by the starved and apprehensive labourers of 1830 led gentry 
and manufacturers to join in defence of what were mutual interests, and to put to an end 


the old system of the Poor Law. With the gradual extension of the franchise, it became the 


tattf noiDsub hasiteune 


wm 


peas 


mwo Wo te sia? ent edi tuted Sar airier ee 


wUreD'bns Ieac! rgawied anos sialon cerenstag mer ga 


= ' ,) 
iy 


zeal reli) 


' , 
i] 


id 


wigitietes 616 Mery lOWNOD jew ewe arly an6 dandan9 =r a é . 
ni ME Re 1D 1d SeOTOTNMHE 2 SABTISARIMISG bite SieOnoAG Wpioe mni Yo ett ; 
viihelor tus exe scare ob 7, ADEN ORE aEre™ TeA” oF YATE NARINOS . a ! 

amit sr pitt vO MOGs Toc viii ait oar yarr flag foun one rear ue 1a 
withigins yaer esw il AQ RAISIN Rete Te sahil Igalrs vouteipfn pated teins : 
sidoed nemimogiot gio berks eetie aA scr TOakir be aie ‘ico Gaudin tl 

art ITS STS0" NW WEEMS SOF aaa Ga Listie) 6 ‘ouwnco aye 2 ee ae = at 
PAUSE bie HO Gay FM VitioUG DG Te: a ye io ‘Sites ts pag gilt aa . , 
2 yes ated) 4 ter = 7 S) py) “ath ty eogiive sa Y hae. sprerat sti erty Bh TE 


yeti )-apogs Gt taiogMely. wie povknies any eres fh srenabons han Ag 


ae, 


Re 


Acted elt to pndtetiabiniign bos HMONG IG ieinor! blo-canuiresetipejaniagt 
“=e moet ber rolenstt eau anaitererig eae earn 
2eitin pniniswe onl bebwots oberon os sithty Hons 's oti ener? 
Ion —ndifonul fo-nietes iia to pain ite chet hk siinechinbend dete 
“ntl — eye arts yooh ait ye Hadinizssos priles’ ite +2 stot get to. dear, 
AOI He sutebidTee ts ac la ch hub wipin Mesh! 16 vt wn voxtmeale 
inWieo sett ea107 GF BOSS aInBve F Joepedg er: (evosmsttuee: 2eiise'at . 
yinse Oabosh url [stat LisA nvigkgr a iSustiete | ip Jc rh ree rein ne eolie! 2 . 
ath! etagnhs rMepart pansies a) a ep arcmntes verit ov stewie reVeto | i 
Zier ont "VOTO UHOS 15 Sinisriig ‘eit balihanxe Wisubstg: neild var sinciaiboaniala: 2 
1c feted bas élnad erit brsupsise oF wHID th > hited erp Fo: ensinione eine, 
ant Fo gis priirienene 90T 2avinerment Zgnwo srt *> ig yibreRein cneome . 
vithiag beh ORB! to es wodst evianera sgn thé id yaaa ior 


arr tag, SvMESM Ns. 233379711 Aeon saw tani 70: sorefebini til | ? Pe wiop onan t 
ofhiaimgaad trsbirignn sy ery to notes leubaip. intl etn bes ats ina | = 
| ca a | 7 


z 


~ » ~ S | Fe Ls 4 a. : ; 


16 


practice for parties to vie with each other in promising reforms, and so from 1870 
onwards a new note creeps into legislation” (Willis, 1933, p. 12). 

This new note was represented by the incremental expansion of central authorities. 
"The very success of laissez—faire was its undoing... Problems of housing, disease, and 
smoke could not be ignored. The administration had to intervene in the interests of public 
safety and health, an interference necessarily inconsistent with an unlimited freedom of 
property and of the person. The latter portion of the century witnessed a growth in 
humanitarian ideas; if children were not to work long hours and factories were to be safe 
and sanitary, freedom of contract could not remain inviolate. A new and irresistible urge 
for social security [had] been born: freedom from want [had] become more important than 


freedom of property” (Griffith and Street, 1959, p. 1). 


2.3 The Growth of Centralized Authority: The Forebears of Planning 

Town and country planning as it is practiced in England and Canada is a creature of 
the twentieth century (Heap, 1973, p.4), yet it did not rise full and mature in a spontaneous 
manner. Its administrative and technical antecedents date from the nineteenth century. The 
various pieces of public health and housing legislation are of particular interest since they 
represent, in form and substance, the initial and enduring concerns of planning. 

Dangers to public health were manifold in the early industrial cities. Extreme 
overcrowding had combined with insufficient sanitary provisions and high levels of 
industrial pollution to create circumstances favourable for the spread of disease. 
Epidemics of waterborne diseases such as cholera spread infection widely, regardless of 
class or social condition. The middle and upper classes soon realized that contagious 
diseases, unlike the slums they grew in, could not be easily contained (Tarn, 1969). 

Initial steps to improve sanitary conditions were taken in many cities in the 
eighteenth century (Clarke, 1955, ch.12), but the Liverpool Sanitary Act, 1846, was the 
first genuine piece of sanitary reform legislation. This and other subsequent measures 
indicated the great number of elements contributing to the problem (Benevolo, 1967, 
p.89). In order to improve the sanitary conditions of cities a great variety of measures had 
to been taken. The need for sanitary improvement was, of course, greatest in those areas 


least able to afford it. However, the risk to the collective health of all classes was so great 
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that expenditures for improvements were made. 

The first sanitary and building controls were by means of private Acts of 
Parliament (Clarke, 1949, ch.1). This led to a lack of uniformity in the manner in which 
similar problems were handled. Such Acts also depended on local initiative, but many areas 
had few or no sanitary controls, even by mid-century. And even when there was 
appropriate legislation, it tended to be poorly enforced and often ignored. 

This situation was altered slightly by the passage of the Public Health Act. 1848. 
This called for improvements in the sanitary condition of "towns and populous places” in 
England and Wales though there was also a hidden agenda to be served. "The introduction 
of public health as a service of local government was rendered possible by the desire to 
keep down the poor rate rather than by any strong conviction that public health directly 
affected the welfare of the general body of citizens. Edwin Chadwick... in 1838, 
submitted...his report showing the close relation between destitution and insanitary 
conditions. In 1839 the matter received parliamentary attention, and the Poor Law 
Commissioners were ordered to investigate sanitary conditions. Next a Royal Commission 
was appointed which in its report, issued in 1845, confirmed Chadwick's thesis and 
recommended that water supply, drainage, and the paving, repairing, and cleansing of 
streets should in each area be performed by only one authority, subject to some degree 
of central administrative control” (Clarke, 1955, p.11 1). 

A three member central board was formed to oversee the implementation of the 
Act. This first General Board of Health enforced the provisions of the Act where 
requested to, or in areas where the death rate exceeded 23 persons per one thousand 
(for a period of seven years from the date of passage of the Act). Thus, the Act was still 
permissive to a degree, but it was notable for its scope. It made provision for the 
establishment of Local Boards of Health which could, in turn, appoint a health officer and 
subordinate staff. The local boards were also empowered to procure or draft plans for 
the construction of sewerage and drainage systems for their districts. In addition, the Act 
set regulations governing sanitary nuisances, slaughter houses, lodging houses, streets, 
public gardens, water supplies and burial procedures. 

In its time the Public Health Act was a sweeping piece of social legislation. 


Implementation was slow but the General Board of Health persisted, throughout its ten 
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year existence, in its promotion of public health measures. At the Board's dissolution, 
nearly 200 local boards had been established and "the course of English sanitary legislation 
could not be changed” (Benevolo, 1967, p.99). 

The 1848 Act was augmented and amended many times during its tenure. Then in 
1875 it was repealed and replaced by a new Public Health Act, which was mandatory in 
England and Wales. Its provisions also went beyond those of its predecessor. 

The General Board of Health had been allowed to lapse in 1858 and its functions 
were divided between the Home Office and the Privy Council. A branch in the former 
office, called the Local Government Department, was created to administer loans and local 
bylaws while the health functions were assigned to the Privy Council (Laski, Jennings and 
Robson, 1935, p.48). This division proved to be unsatisfactory, particularly as the need for 
greater central control over sanitary provisions became increasingly evident. "The field of 
local government was overgrown with an almost impenetrable underwood of conflicting 
jurisdictions, while the very existence of the laws, as well as the mode of administration 
depended on the whims of particular towns and districts” (Redlich and Hirst, 1970, p. 155). 

A Royal Commission Report issued in 1871 drew clear attention to the inability of 
local authorities to administer the Public Health Acts. This led to the creation of the Local 
Government Board which, in 1875, was given authority for central administration of the 
new Public Health Act and so came to be at the centre of local government affairs. It was 
by no means limited to sanitary concerns, but assumed responsibility for the poor law, 
public order and a measure of concern for public finance (Jackson, 1965, p.268). 

Local authorities, too, were given greater law-making powers. They could make 
bylaws about the number of persons a lodging house could accomodate and about the 
separation of the lodgers by sex. Cleanliness, ventilation, the reporting and control of 
infectious disease all came within the local authority's scope of regulation and the central 
authority's scope of inspection. 

At approximately the same time as the second generation of health legislation was 
being enforced, various pieces of housing legislation were attacking related environmental 
problems. Eventually, most of the statutes relating to housing were consolidated under the 
Housing of the Working Classes Act, 1890, and the Local Government Board became the 


central authority responsible for housing matters. 


st : : oF Cea 


Hetalceed 2240S on? 14, 26508: 


Aoiseiget yedivee tailpod Te peony bp 


atl eat? auced oh print urns re era ay a 
yy vee amie isirtne FA nee saat wven 3 vd be pian tir 
loeeegeoaey at MD sii prtoySel tne oats arian Oia 


anueon atl bre & a Mi geass of 1 Swale Bed taney (11166 ohana 


Taito? wrt “tig A Nonve’d jviretaett be SQitiO sniohif 
RO ONE SANG! OSL MURR Cpe CH BB sien hey “yh 
ote stnitige. idee) Tae yi sep iee berigiez Ae aw 2 uaapee at 


ot teriuat Fe (asus eels fasralibehy ad ontev Acteiuig Ants me 
or boigl) ertlsrgbivgyl ahapb ai artesian 208 oa vagliemateve | 


pouolines =o poo. atia@ico Tt enegim repmis, ‘os TW Ff WO IQISVO SEW 
CHEE TNS 70 DOWD Spt BBY! BB east reariencige nar 

SE: OTR. ebeg) erbite bik aqwt bataisten 

it tithes tot Notre s «sels Wert RSI, "i paved hoqes 


isuOj sr *o nieitesra erpanriel ein GA eee any teiteitiine toe. 4 ; 


ah to ndie veisimbs lene pices evar: A Hsieh! ty 


aal 


- 
anw 4? isi ta tnerheiialon late idedine alana ot sere Se bk 708 


a te 
Wei 10on Tih arable See wes = oF 


Aw 
i 


BAS oO eee! vies ebrait 


aa6m Olues yorT: engwie a icrrewt > : wall 
i : . 
ari? MOGs Di eigbomedsosg bluss bli web endeseq to oF are 


TOiStaes be pris Tome eh ne ‘ LadadP Mia a ra ya Sregea ortt' +6 a yee 


; st ’ 
lstnon set bne nditshiper to sno 2 epi anata isocA seiy rartinve ema lie snes, 
| | ! Hotaegeni Yo Seti (anaetg.=> 


ten wovensiia! thiser }o-ceitanby bocage SA 2 emit emp Slt yienarniongan 9 ee 
SITS OUUNS OSG ON 1DeTIS soa ih! atiisuon ats, 2aeig = ‘seercten gem i 
. EU RATE bIOaron sia gniguori or aster eouters ce to eam: 
an) sifenngd toset tnernnsver Issa ed bets eee sh eshalean: re 
. griuart 107 siidietreigeinn 4 reap tanmng 

lly, | . 


a ' y 


a, = of : a ae se ria ay 


Fa 


A major purpose of the Act was the addition of good housing of uniform standard 
to the national housing stock. This was to be accomplished through the improvement of 
existing dwellings and by new construction on sium—cileared land. The redevelopment 
proposals were called improvement schemes and included a right for local authorities to 
expropriate properties, demolish buildings, widen roads, etc. The local authority had first 
to apply to the Local Government Board for official sanction of their improvement 
scheme. In addition, any changes to a scheme required the Board's approval and disputes 
involving compensation were settled by board appointed (and dismissable) arbitrators. The 
locai authorities were thus given relative freedom to draft improvement schemes, and to 
implement them once they had been inspected and approved by the Local Government 
Board 

Although laudable, these legislative codes failed to secure provision for the control 
of development beyond a few relatively narrow criteria. This is not surprising in view of 
Tarn’s contention that "few people regarded the town as a physical or social entity capable 
of being grasped in its entirety (Tarn, 1980). It was, after all, much easier to grapple with 
‘specific problems in particular circumstances. 

Regardless of their respective shortcomings, both sets of statutes did improve the. 
basic living conditions for Britons. Yet, a fundamental problem remained. There was no 
legislation to control incompatible land uses. It was, for instance, still possible to erect a 
factory in the midst of a housing estate (Heap, 1973, p.4). Legislation to address this 


problem was included in the Housing and Town Planning Act, 1909. 


2.4 The Development of Distinct Planning Legislation 

A belief implicit in the 1909 and subsequent statutes was that by planning urban 
land use and development in advance, the problems which the health and housing laws had 
attempted to alleviate might be reduced or avoided. The principal step to this end was the 
drafting of legislation allowing municipalities to adopt town planning schemes which could 
apply to any lands likely to undergo development. Thus, under the planning scheme 
approach, development in one area could be related to development in neighbouring areas, 


so that incompatible or conflicting land uses could be avoided. 
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Although such schemes were to be drafted by municipalities they were largely 
controlled by the Act and the Local Government Board. The contents of planning schemes 
were specified in schedules appended to the Act and the approval of the Local 
Government Board was necessary before the plans could take effect. The Board was also 
empowered to render administrative or quasi-judicial decisions on appeals raised by 
individual landowners who believed themselves to be adversely affected by a town 
planning scheme. Such contentious items as compensation, expropriation, and the inclusion 
or exclusion of certain lands were decided by the boards, not the courts. 

Amendments to the planning legislation were frequent. The Act of 1919 gave the 
Local Government Board greater control by dropping the cumbersome requirement that all 
town planning schemes be placed before parliament. In 1925 the housing laws were 
separated from the Planning Act and in 1932 the scope of planning was widened to 
inciude both urban and rural areas. Amendments in the late 1930's and early 1940's 
similarly extended and clarified planning powers. 

All English planning statutes were brought together in a single enormous Act in 
1947. The Town and Country Planning Act was so comprehensive that a planning lawyer's 
contemporary reaction to it was that "perhaps worst of all, there is an acute difficulty of 
saying what the Act does not do” (Megarry, 1949, p.1). In simple terms however, the 
statute provided the authority necessary for the control of development, the acquisition 
of development rights by the state and compulsory acquisition of land in particular 
circumstances (Megarry, 1949, p.1 1). 

The manner in which development was to be controlled was changed from the old 
‘planning scheme’ system. It had been found that, in practice, the inflexible planning 
schemes became unworkable as development progressed and the needs of people 
changed (Clarke, 1968, p.8), hence the new Act introduced the development plan concept. 
These flexible plans showed "the allocation of land for different uses such as housing, 
schools, industry and open space (parks, playing fields, etc.): and the approximate future 
position of such things as principal traffic roads, shown diagramatically, for which land 
needed to be reserved’ (Clarke, 1968, p.9). 

Counties and county boroughs were the ‘local planning authorities responsible for 


the preparation of development plans while smaller units of government (boroughs, urban 
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district councils and rural district councils) had their planning powers removed (Megarry, 
1949, p.5). The local planning authorities ruled upon requests for permission to develop 
land but the plans they drafted were based on policies developed and policed by the 
Minister (in actuality a vast ministry). Appeals too went to the Minister, numerous tribunals 
and even to the courts in some instances. Thus, local autonomy was limited much as 
before. 

A new central authority was given significant power to implement provisions of 
the Act. The Central Land Board was not characteristic of previous boards in that it dealt 
very little with policy formation. It was chiefly concerned with the financial aspects of the 
Act. The Central Land Board was the instrument of state acquisition of development rights 
and the authority responsible for compulsory land purchases and it set development 
charges on land. The charges represented a payment to the community in exchange for 
permission to develop land in the community. The amount of the charge effectively 
cancelled any potential gains through speculation. No development could commence 
without the setting of a development charge and in the event of development without 
approval the Board could impose penalties. 

The nationalization of development rights in conjunction with development charges 
resulted, in potential losses of money to landowners. To compensate them, a fund of L 
300,000,000 was created and administered by the Central Land Board. It was expected 
that the Board would purchase development rights to all lands in the nation. Similarly, the 
Board could also purchase land compulsorily for development of general benefit to the 
community. 

The new Act left local authorities with about the same level of autonomy as they 
had under previous Acts with regard to the preparation of plans, except that there were 
many fewer authorities empowered to prepare plans. The Act did represent a significant 
erosion of individual and local autonomy. In effect the individual and his local government 
representatives had less control of planning and development; both activities had been 
assumed to a considerable extent by the state. This was a logical progression in the 
legislative process begun in 1909. Like that Act, the new Act recognized the need to make 
development benefit the local community. The new Act, however, widened the scope of 


that responsibility; development was to be of benefit to the national community as a whole. 
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On balance British central planning authorities displayed certain common 
characteristics. They were delegated responsibility and power by Parliament for the 
implementation of specific pieces of legislation and tended to exist at arm's length from 
the political process. The boards were staffed, for the most part, by disinterested civil 
servants, while ministers of the Crown assumed political responsibility for the board's 
activities, the most important of which were the drafting of policy and the delegation of 
power to local agencies charged with implementation. Since policy implementation was 
essentially a local undertaking, the inspection of loca! authorities was important to the 
central agencies and became one of their principal tasks. Central policy direction and 
inspection limited local autonomy but created a situation designed'to ensure that public 
policieswere applied in a manner prescribed in the relevant legislation. Local implementing 
agencies had few, if any, powers to interpret or vary regulations and requests for 
variances had to be addressed directly to the central body. Legislation to secure the public 
good was often in conflict with the doctrine of private rights so beloved by the common 
law and disputes with statutory legislation tended to be heard by central bodies and not the 
courts. As McAuslan has noted, the central bodies were faced with the task of mediating 
between two essentially opposed ideologies. The ideology of private rights in property 
and action had its foundation in the common law but the ideology of public good was 
firmly rooted in the ideal of popular government. Thus, to some extent the activities of 
central bodies (which were created and backed by government) were at odds with the 
accepted legal order. Government, through the implementation of new statutes was 
extinguishing old rights and presenting new duties. Conflict in which government could not 
directly intervene was inevitable. Similarly, the courts could not be relied upon to advance 
the public will hence, most British central authorities featured tribunals which existed 
exclusively for the mediation of disputes and from which there was only a limited 
recourse to the regular courts of law. Thus, central direction of policy, the inspection of 
local policy implementation and centralized variance granting powers formed the basis for 


British central authority. 
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2.5 The Development of Centralized Planning Authority in Canada 

Their early experience with the development and implernentation of statute law 
made English codes of legislation and their administrations the models to which some 
other countries looked. The first planning legislation in parts of Canada, for instance, was 
remarkably similar to British planning law of the day, and the way in which Canadian 
legislation was eventually implemented was based on the British approach. particularly 
where the need for central direction and inspection of local aioe was concerned. 

The need for central direction had been apparent in many pieces of English reform 
legislation and initial Canadian planning laws allowing the drafting of town planning schemes 
included the coordinating influence of a central body (usually a Minister). Ministerial 
approvai was required to ratify planning schemes or to modify them. In Canada, however, 
local authorities were not compelled to undertake town planning schemes. They were seen 
as discretionary local undertakings in which the role of the central authority was one of 
lending assistance. For that reason much early town planning legislation in Canada was 
ignored. 

Proponents of town planning legislation in this country called for strengthened 
central planning authorities to overcome local planning inactivity. To that end 
recommendations were mace that provinces have a""department of municipal and 
community service which would prepare for enactment by the province legislation to 
govern each kind of municipal activity and community service and administer them under 
the provincial executive” (Journal of the Town Planning Institute, 1922). Central authority or 
direction at the provincial level was then seen as the only practicable method of placing 
planning on a firm foundation. The nature of the central bodies to administer planning was 
discussed and viewed in the light of existing British institutions. For example: 

"Such an organization should be adequately staffed or it 
cannot spread its influence over the whole province as a living 
force. The town planning sterility of the Maritime provinces shows 
very clearly that the mere passing of a provincial town planning act 
is almost no use unless an executive is appointed to make the act 
intelligible and operative among the municipalities. Too much hard 


thinking, technical and social knowledge and social enthusiasm are 
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needed to make a town planning act self-operative, or to make its 
operation dependent upon the town planning sense of the average 
crowded city council, obsessed with routine duties and the endless 
conflict of personalities due to election controversy...in Great 
Britain the central legislature... practically said to the local authorities: 
‘Town planning is a matter of national health and welfare and we 
expect local authorities to accept the obligation of planning as they 
do sanitary law’” (Journal of the Town Planning Institute, 193 1.) 

The lack of administrative sophistication at the local level was also considered to 
preclude local government from administering some statutes. The Province of Ontario was 
conscious of this when it required the newly created Bureau of Municipal Affairs to 
"enquire into, consider and report upon the operation of laws in force in other provinces 
of the Dominion and in Great Britain and in any foreign country having for their object the 
more efficient government and administration of the affairs of municipal 
corporations..."(Statutes of Ontario, 1917, C.14, s.11,(c}). Local government, at the time, 
was also considered to lack the technical competence to administer planning legislation, a 
point that favoured the establishment of central advisory services to supervise planning. 

"Theoretically the exercise of such supervision is the duty of the 
local authority, but practically it cannot be carried out, since 
technical knowledge is necessary to the proper interpretation of 
plans, and the average local authority is far from being in a position 
to retain such advice. Moreover, this work can be carried on more 
efficiently by a central organization; and when we reach the stage 
of comprehensive regional planning...then a central coordinating 
authority must exist’(Journal of the Town Planning Institute, 1927). 

The net result of these perceptions was the formation of or the increase of 
authority delegated to provincial departments and their boards, commissions and other 
institutions. The concern for technical competence, however, was not limited to the local 
governments. The regular courts of law were also seen as being unable to handle quickly 
appeals resulting from the implementation of technical legisiation, such as planning 


schemes (Robson, 1951, p.552). For this reason, the adjudication of planning disputes 
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became an ‘in-house’ administrative matter in most cases. The ability to decide appeals 
vested considerable power in the administration. In Canada, the Ontario Municipal Board is 
the first example of such an administrative institution whose powers allowed it to be an 
advisor on planning matters to municipalities and a quasi-judicial court of appeal for 


planning grievances. 


2.6 The Regulation of Land Use by a Canadian Central Authority 

The Ontario Municipal Board was not initially created as a planning board. Its 
inception on June 1, 1906, was some eleven years before the passage of the province's 
first planning legislation. Originally named the Ontario Railway and Municipal Board, it was 
created as an appeal body to police the Ontario Railway Act, 1906 and the Consolidated 
Municipal Act, 1903. 

Under the Railway Act the board's responsibilities included the setting of standards 
for passenger and employee safety, and for the provision of fire safety screens (sect. 19), 
as well as the arbitration of disputes between the railways and their workers (sect. 58). The 
Consolidated Municipal Act conferred all powers previously held by the provincial cabinet 
onto the Board, thereby placing numerous, potentially contentious issues at arm's length 
from elected officials. These included annexations, municipal boundary adjustments, 
certain matters of municipal finance, and the authority to approve and confirm municipal 
bylaws relating to roads, bridges, public utilities, and so on (sect. 53). Neither of these Acts 
had sufficient impact upon the other to require a board to manage conflicts between them. 
Rather the reason for the Board's involvement with each Act was that they required 
quasi-judicial decisions. | 

With the passage of Ontario's first planning legislation in 1917; the Board's scope 
of municipal involvement was widened and its authority to hear appeals and render 
decisions extended. Indeed, since 1917 the Board's scope had been broadened to deal 
with most facets of municipal government where quasi-— judicial decisions are needed 
(Adler, 1971, p.6). Its decisions reinforce its supervisory role over the regulations, which 
at a most basic level, determine how an individual may use land in a given area. At amore 
general level, the Board considers the roles of municipal governments as political and 


social forces in their regions and as policy-makers acting for the best interests of their 
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citizens. It also has to ensure that regulatory authorities use their powers with regard to 
democratic responsibilties (Adler, 1971, p.4). 

The Board has jurisdiction over three major classes of decisions: zoning bylaws 
and bylaw amendments; land subdivision appeals; and municipal annexation requests. 
Zoning bylaws require Board approval before they have effect. This allows the Board to 
examine them to ensure that they offer a sufficient variety and quantity of land to 
accommodate future growth. The process protects the citizens of an area from the 
extremes of over—restrictive or over—lenient zoning controls. Amendments to zoning 
bylaws similarly must be approved to take effect and are evaluated on the same grounds. 
According to Adler (p.69), the Board's duties in this area accomplish "at least three 
desirable objectives: it is more likely to ensure the protection of the environment..; it 
creates an atmosphere of confidence and stability in the local process, thereby avoiding 
hardships of reliance on inconsistent standards; it places the burden of proof on those 
who wish to change the existing order rather than on those who wish to maintain the 
status quo.” 

In a similar manner, in subdivision appeais, the burden of proof is placed upon 
those individuals who want to subdivide land. To be approved a subdivision must meet 
numerous criteria set by the Board. The process also allows opponents of a subdivision to 
air their grievances which are taken into account in the final decision. This tends to 
preserve community development standards, and confidence in them, and restricts the 
amount of land subdivided. 

The O.M.B.'s role in the zoning and subdivision approval processes renders it 
partially responsible for the distribution of land resources in Ontario municipalities. In some 
of these communities, land or specific types of land are in short supply, which means that 
the municipality is faced with the interrelated problems of increasing densities, undertaking 
redevelopment or aceRnS additional territory. Annexation, says Adler (p.142) possesses 
three principal advantages. "First, the municipality can satisfy its needs for additional land. 
Second, an annexing municipality may be better able to provide more adequate services to 
adjacent developed areas where the local authority possessing territorial jurisdiction is 
presently unwilling or unable financially to do so. Third, annexation provides an opportunity 


for a municipality to exercise some degree of control over areas outside its boundaries 
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which might otherwise have injurious impact upon it”. 

It is in deciding upon annexation appeals that the role of the O.M.B. is best put into 
perspective. It must rule on the merit of the proposal taking into account the assets and 
liabilities. The decision cannot be biased in favour of any single party but must represent 
the greatest possible benefit to the public. It must be beneficial to the citizens of the 
affected areas and of the province as a whole. 

The latter point underscores the need for centralized planning authorities. 
Decisions regarding zoning, land subdivision, annexation or other planning matters rarely 
affect just a few persons. Such decisions affect wider populations and should be 
undertaken or coordinated by bodies privy to greater sources of knowledge and a broader 


viewpoint. 


2.7 The Rationale for the Use of Administrative Tribunals 

The decisions of administrative bodies are backed by law. However, the laws 
governing an administration are fundamentally different from constitutional laws. The latter 
emphasize the rights of the individual while the former lay equal emphasis on the duties 
owed to society by individuals (Robson, 1951, p.549). The balance between individual right 
and social duty is a function of government and governments at all levels have, typically, 
expended much effort to advance the general interests of society. Such social advances 
only progress through adjustments and changes in the existing order of things and the 
gradual advance of social duty "modifies or extinguishes old rights and duties, and creates 
new rights, duties, and responsibilities all of which affect and change the relationship both 
socially and legally between one individual and another, and between individuals and 
authority. Inevitably, it seems, the public interest advances at the expense of the individual, 
and at each new advance a new balance must be struck between private rights and public 
advantage’ (Alberta, Special Committee on Boards and Tribunals, 1965, p.2). 

The ‘inevitable’ conflicts with private rights are most often handled in administrative 
courts or tribunals. The reasons why such disputes are put before tribunals and not the 
regular courts are numerous but foremost is the notion that administrative tribunals are 
freely able to evolve new standards of justice as they are unhampered by a need to rely 


upon strict legal precedent and are similarly detached from the traditional legal standards 
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attached to the doctrine of private rights. Further, it is felt by some legal practitioners that 
the legal profession and the courts are too rule-oriented to offer the flexibility required 
to administer public policy (Robson, 1951, ch.8). "Even where standards have been evolved 
by the courts, they have sometimes shown a tendency to crystallize into rules; sometimes 
as inflexible as the most rigid rules of the common law" (Robson, 1951, p.554). Robson 
further maintains that many administrative statutes are not well suited for adjudication in 
the regular courts: "The ordinary courts of law are more suitable for determining a dispute 
where each party claims something definite, than for deciding those in which a standard of 
service or attainment has to be determined and enforced in the public interest... The 
significant fact is that the powers of adjudication are to be exercised, not with the object 
of enforcing individual rights, but with the purpose of furthering a policy of social 
improvement’ (Robson, 1951, p.557). 

The speed with which conflicts between private right and public duty are resolved 
is important to the furtherance of social policies. For instance, it is rather doubtful if the 
sanitary reforms undertaken in nineteenth century Britain could have been realized so 
quickly if each conflict involving the Public Health Act and an individual had been left to the 
“costly and leisurely adjudication of the courts of law” (Robson, 1951, p.552). In contrast, 
the speedy and inexpensive nature of tribunals made them attractive alternatives, 
particularly from a governmental point of view. 

Yet, speed and cheapness are achieved at the expense of the technical 
thoroughness usually associated with the courts of law. The desire for efficiency affects 
the way in which tribunals are staffed and how they conduct their proceedings. The 
staffing of tribunals is commonly the responsibility of the cabinet of the government in the 
name of the Crown. Cabinet's choice of members allows it to tailor, to-some extent, the 
liberalism or conservatism of the tribunal with respect to public policy and to determine 
the type and nature of qualifications necessary for service of the tribunal. In the particular 
case of the Alberta Planning Board, not only are the appointees not elected, they are drawn 
from various government departments concerned with land use control and development. 
Though this is a slightly unusual situation, the A.P.B. adheres to the regional practice of not 
appointing political figures. The potential risks of ‘friendly appointments has resulted in 


many Acts precluding a Minister of the Crown from sitting on a tribunal. Such caution has 
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served to protect tribunals from overt political influences but has also isolated 
government from the political consequences of tribunal activities. 

Many boards and tribunals are able to establish their own rules of practice and 
regulate their own proceedings. Thus, some have virtual ‘arms length autonomy’, which 
means that they are not required to adopt practices or standards as high as those of the 
regular courts. Indeed, in the name of efficiency many tribunals have chosen to work 
without adhering to the legal rules of evidence, thereby CRRIRG outside the rule of law. ° 
“What is meant here by the ‘Rule of Law’ is the supremacy or the predominance of law, as 
distinguished from mere arbitrariness, or from some other mode, which is not law, of 
determining or disposing of the rights of individuals” (Lord Hewart, 1929, p.23). By not 
relying on the legal rules of evidence a tribunal does not require the service of lawyers. 
Facts do not have to be proven in an oral hearing, with the result that the proceedings may 
progress more quickly and without the expense of legal specialists. Many tribunals have, 
however, exchanged legal expertise with expertise drawn from specific fields with which 
the tribunal is concerned. The use of technically trained people reduces the time necessary 
to come to a decision, whereas, if lawyers were involved, considerable time would be 
spent educating them regarding technicalities outside their discipline. This point raises a 
fundamental question as to whether the specialist technical tribunal members have been 
educated in the finer points of the law, an area outside their range of expertise. Can 
people not legally trained, without ascertaining fact, potentially using information gained 
without an appellant's knowledge be said to dispense justice in any traditional sense? 

The early use of tribunals in some legislative jurisdictions suggests they were used 
less for their ability to dispense justice , or to set new standards and promote public 
policy, than as a kind of legal hedge to protect public statutes from being discredited in the 
courts of law. American zoning, for instance, was a police power greatly limited by the 
actions of courts which branded entire statutes ‘arbitrary’ on the basis of a single 
circumstance. "Zoning like other police power regulations must not transgress the rights 
of property owners guaranteed to them by the due process of law’ provisions of state 
constitutions. If the zoning regulations do so transgress, they will be declared void by the 
courts” (Bassett, 1925, p.424). However, "a thousand and one instances of arbitrariness 


may arise in the administration of any zoning ordinance however, carefully prepared, and if 
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there is no method of adjusting those instances there will be a succession of adverse 
court decisions against the ordinance, and after these court decisions have accumulated 
for a few years the zoning ordinance will be rather near the otis heap” (Bassett, 1925, 
p.427). 

Adjudicatory tribunals were to provide variances from statutes as specific 
instances required. The presumption was that.the tribunals would be expertly staffed and 
deal only with cases of ‘practical difficulty or unnecessary hardship’. They were to 
exercise expert technical judgement to ensure that private rights were not usurped 
unfairly or unnecessarily and in this way they provided a kind of forum for resolving 
grievances that was away from the potentially dangerous regular courts of law. As 
tribunals commonly set their own rules of conduct, however, it was the responsibility of 
the tribunal to decide what matters were rightfully before it. That power has been, in some 
cases, so little respected that virtually any matter made contentious through the exercise 
of some public statute was subject to adjudication, a situation that can transpose the 
implementation of public policy from its designated instruments into the hands of tribunals. 
Such a shift of activity can isolate local policies from local contre! and can make them 
impossible or much more difficult to implement if they are overruled. 

In many respects the Ontario Municipal Board was established to bring to that 
province the qualities of central policy direction and formulation furnished by boards in 
Britain. A major difference between the O.M.B. and the British boards, however, is that the 
O.M.B. became a specialized central agency dealing primarily with problems that required 
quasi-judicial decisions. The O.M.B.'s role as an inspectorate was for ail intents handled 
through its appeal hearing process and was, therefore, less formal that that common to 


British boards. 
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3. THE DEVELOPMENT OF A CENTRALIZED PLANNING AUTHORITY IN ALBERTA 


3.1 Introduction 

As a central institution the Alberta Planning Board is a comparatively recent 
development. However, the niche now filled by this board has, under past planning acts, 
been occupied by three predecessors. Its functions, as specified by the various planning 
acts, have also changed, but from its inception in 1928 its scope has been province-wide. 
Its object has been to promote planning in Alberta and to obtain planning measures 
consistent with provincial planning goals. The means by which the successive boards have 


fulfilled this mandate is the subject of this historical review. 


3.2 The Town and Rural Planning Advisory Board 

The Planning Acts of 1913 and 1922 had followed the British Town Planning Act, 
1909, by providing local authorities with a legislated framework for the drafting, funding 
and execution of locally initiated planning schemes. Under the early Acts local authorities 
had considerable autonomy. The decision to undertake a planning scheme was, in most 
instances, a local one. The Act did state general provisions to which planning schemes 
were to address themselves, but allowance was made for the adaptation of the general 
provisions to the local situation. The administration of schemes was also a local 
responsibility, though the Minister of Municipal Affairs had final powers of plan approval 
and variance. The fact that all central authority was vested in the Minister was one of the 
few departures from the British model; and the explanation, of course, is that in Alberta in 
1913 there was no equivalent to the Local Government Board. 

The emphasis on locai responsibility meant that little formal planning could be 
undertaken beyond the boundaries of towns and cities. The government had little control 
over development in the greater part of the province's settled areas. In an effort to alter 
this situation, rural planning, or at least an extension of provincial planning regulations to 
rural areas, was provided for in the 1928 Act to Facilitate Town Planning and the 
Preservation of Natural Beauty. The Act was partly a response to the demands of the 


United Farm Women of Alberta, who wished to see controls instituted over development, 
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32 
particularly billboards and signs along highways (Dept. of Municipal Affairs, 1978), and 
partly a reflection of Premier Browniee’s own desire to beautify the countryside. 

The 1928 Act was an adjunct to the Town Planning Act, 1922, then still in effect. 
The new legislation was conceived to give the Province a degree of control over 
development along highways and in areas of natural beauty, where provincial parks might 
be established. The Act also provided an institutional tool for the realization of its aims: the 
Town and Rural Planning Advisory Board. The Board had its nine members appointed by the 
Lieutenant Governor in Council. Its duties and powers were specified in the Act and it is 
important to note that they did not infringe upon the autonomy of local authorities. In 
general, the Board's duties were: 

a) "to cooperate with any local authority in formulating and carrying 
into effect of any town planning scheme; 

b) to confer with and advise the Minister at his request as to any 
regulations made or hereafter to be made respecting plans of 
subdivision pursuant to the Public Works Department Act and any 
matter incidental thereto; | , 

c) to assist and advise any rural authority in devising ways and 
means of preserving the natural beauty of the locality and of 
ensuring that new buildings and erections therein shall be so 
designed and located that the same shall not mar the amenities of 
the locality; 

d) to promote in any community a pride in the amenities of its 
neighbourhood; 

e) to collect and collate information as to town planning schemes’ 
(Statutes of Alberta, 1928, ch.48, s.4) 

Thus, "the 1928 Planning Advisory Board was essentially advisory to the minister, 
and in respect of regulations it advised and conferred with him only at his request (sect. 
A4(b)). In 1928 the Planning Advisory Board was not envisaged as an executive instrument, 
but rather as a technical service to the administration, though its membership had no 
statutory guarantee of technical competence” (Bettison, Kenward and Taylor, 1975, p.49). 


Yet, with the approval of the Lieutenant Governor in Council, the board was empowered to 
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make "regulations with respect to any land which is not included in any city, town or village, 

and which is contiguous with any main highway 
a) declaring any highway or part of a highway to be a highway to 
which this Act applies, and establishing a building line on each side 
thereof: 
b) as to the design, location and construction of any Building located 
on any highway...not being within a city, town or village, which is or 
is intended to be used for the purpose of suppiying travellers with 
refreshment; 
Cc) as to the site of any tourist camp and the laying out and 
equipment thereof; 
d) prohibiting or regulating the erection of signs and signboards and 
the pasting or painting of notices and the exposing of any 
advertising device upon or within one-quarter mile from any public 
highway outside the corporate limits of any city, town or village; 
e) for licensing and fixing the fees for licenses to be granted to any 
person for erecting any sign or notice or exposing any such 
advertising Bevice on any public highway or within one-quarter mile 
thereof; 
f) as to the care, maintenance, management and control of any land 
acquired for park or other purposes pursuant to this Act” (s.5). 

In addition, the Board (with the approval of the Lieutenant Governor in Council) was 
empowered to purchase lands of natural beauty or historic significance. To that end the 
Board had the option of purchase and even, in some circumstances, to expropriate land. 
This aspect of the Board's activity was limited by a ceiling of twenty-five thousand dollars 
per annum. 

In the following year the Town Planning Act of 1922 was repealed and replaced by 
an Act to Consolidate and Amend the Statutes relating to Town Planning and the 
Preservation of Natural Beauty. As the title would imply, the new Act integrated the Board's 
role within the overall planning aims of the province, and expanded them slightly. 


Previously, the Board had "to confer with and advise the Minister of Public Works as to 
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any regulations...made respecting plans of subdivision” (s. 4(b)). The new Act strengthened 
the Board's consultative role by requiring it to advise the Minister as to the” desirability of 
approving such plans of subdivision or otherwise...’ (s. 3(c)). With this, the Board was 
expected to examine specific plans of subdivision and to exercise its judgement upon 
them. The Board's powers to make regulations under the newAct remained as they were in 
1928. Nonetheless, there was an increase in the extent of its power, in the sense that its 
mandate was expanded to include all land in the Province outside the boundaries of cities, 
towns and villages. In addition to its ability to make regulations, it was also largely 
responsible for the policing of its regulations (The Alberta Gazette, 1929, pp. 611-13). 
Even so it was hardly a threat to local autonomy. "The Act clearly separated the board and 
the director's terms of reference from the planning instruments designed to apply to the 
urban centres. Urban planning instruments— which included local authorities, town planning 
commissions, an official town plan, official schemes, zoning by-laws and zoning districts, 
appeals, and compensation procedures- were scrupulously arranged to refer not to the 
Board, but to the Minister direct. The Board's powers were limited to the adjudication of 
appeals which had gone first to local town or rural planning commissions; but in the 
general run of by-law regulation and control of planning the board was kept out of local 
matters” (Bettison, Kenward and Taylor, 1975, p.49). 

Even so, the Board’s presence was heightened in rural areas and on the fringes of 
cities, towns and villages by its required approval of sales, mortgages, certain leases, and 
agreements to lease of unsubdivided land. Approval was also required for sales, 
mortgages, leases or agreements to lease parcels of land containing less than eleven acres 
and being part of a larger parcel situated within two miles of a city, town or village (s. 43 
(1)(2)). This section enabled the Board at least to monitor the sales or leases of small 
parcels of land. The intent was to prevent the fragmentation of land on the fringes of 
communities which had, to that time, made the provision of services to these areas costly 
and difficult (Dept. of Municipal Affairs, 1978). The possibility of a sale, lease, lease 
agreement or mortgage not being approved was not addressed in the Act nor were the 
criteria of approval stated or leave to appeal granted. 

Similarly, no appeal criteria were stated under section 36, where the right of 


appeal was extended to "any person who considers himself aggrieved by the provisions of 
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a zoning by-law” (s. 36). The zoning power was introduced into Alberta in the 1929 Act, 
and its contentiousness made the right to appeal significant. The net effect was probably 
small but a non—-parochial influence had been brought into an area of local concern. To 
some extent local autonomy was reduced by the prospect of uniform judgements with 
respect to zoning appeals throughout the province. It is important to note though, that in 
1929 alone 5 cities and 9 towns appointed town planning commissions and others 
followed in later years. The appointment of the town planning commissions effectively 
limited the Board's involvement with local planning affairs since appeals could only be 
taken to the Board where a commission had not been established. In addition, it was 
unlikely that a community would draft a zoning by-law and not provide a town planning 
commission to administer it. Yet, the legislation provided that when the Board considered 
an appeal it was to adhere to the spirit of the zoning by-law. It could make regulations 
relating to special cases but in all circumstances it was to ensure that "...substantial justice 
was done and that all the interests of any individual were not unduly or unnecessarily 
sacrificed for the benefit of the community” (s. 36). The official view of planning was that 
it was to benefit the general community only insofar as it did not impinge ‘unduly or 
unnecessarily’ upon individual interests This, of course, was in accord with the ethic of 
individualism on which the United Farmers government was founded, and with their belief 
in the power of voluntary cooperation to establish the collective interest (Macpherson, 
1953, ch.2). The responsibility of the T.R.P.A.B. in zoning appeals made it, in effect, the 
arbiter of collective and individual interest in town planning matters. 

The Town Planning Act was consolidated in 1942. No revision was involved, ; 
instead the various amendments that had been appended to the Act since 1929 were 
written into it. The Board remained as previously constituted, although it was given greater 
control over land contiguous with declared highways. Two amendments drafted in 1934 
provided the Board with the authority to fine and or order the removal or any structure 
erected in contravention to the Act. While this amendment may have been intended to 
control signboards, it gave the Board the power necessary for a wider regulatory function. 

The Board’s supervision of subdivision regulations was also made more specific by 
its now having to approve subdivision requests within urban communities as well as 


without. A similar order of approval was made necessary before any plan containing 
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“..more than ten lots subdivided for the purpose of selling the same in allotments [could] 
be registered in the Land Titles Office’ (s. 35(10)). The latter approval required "the owner 
or someone on his behalf [to] satisfy the Board that the land [was] expected to be required 
for building purposes within a reasonable period of time’. This policy represented a shift in 
the burden of proof. It had become necessary for a land owner to justify a development in 
terms of the larger community's need for land. Subdivision without demonstrated demand 


but meeting legal requirements had ceased to be aright of land ownership. 


3.3 The Provincial Planning Advisory Board 
The Town Planning Act was extensively amended in 1950, though its basic 
provisions were relatively unchanged. The name of the T.R.P.A.B. was changed; it became 
the Provincial Planning Board in response to a programme to expand and emphasize 
regional (or district) planning. The amendments also provided for the creation of several 
other boards and commissions. In urban and rural areas a council could by bylaw create 
planning advisory commissions whose function was one of giving advice to the respective 
council on planning matters; it was the old town planning commission under a new name. 
Planning at a regional scale was made possible by the institution of district planning 
commissions (which had also been possible previously but never undertaken). The creation 
of such a commission could only be commenced after a resolution was received from the 
councils of two adjoining municipalities with a recommendation of the Provincial Planning 
Board. The Board was also to have representation on the commissions. 
The powers of the commissions were to enable them to: 
| a) "act in an advisory capacity on any matters pertaining to planning 
which may be of common concern to any two or more of the 
represented municipalities or to any municipality or municipalities 
and the Province; 
b) prepare and recommend to each council represented a general 
plan and a zoning by-law; 
c) prepare and recommend to each council concerned any official 
scheme of development common to two or more of the 


represented municipalities or to any municipality or municipalities 


i 


lhigen} etrwrrtodin ni one arit atltag ty 
TEftvS ae? beriues” leva KUNE a a 
bene ad of cartoqne fee Og 
et ‘ire & Oetnersrs: yng att, arent . 
WW Memdacievat. 6 vtisn).o) Werwe bre! $36 idaaeineniey TERE ok 
eriEeiph meant hnattet auch ioe sl abt as mut 
Yieasawe biel Fo High ¢ Bion gated srt ine cies 
< 
: sod: Niorivba’g | 
sch 2) abot GEE vnlwnkihtaete Aamir Lose c ms 
si | beoquity saw SA Be Nidan ke opggrinw es 
siparirte 7 onde ot Str si bcrieu eet Bi 


Suge to AGE Hs elt Finan as qcals arierera ny edt cares 
wo valvu binge TMs hyip AAS bri Raat ni byelersr iF 


ai 
| 


NISSROF Garo BIE MG IGM Sevgndiroet sw ear 
SATS oh Se dA Raa ee oe rence Bioweit sey Bho 
| 0 To gli Bee ee oad aa ai 

iG ae al " aon never tua <aiathvgerg Sieh 20 tik 
Nitta tr hetyiats 1) aw nomuigeds « salem é an ok 7 _ 
; iN on 
inci) erotivete ae Fo renee aay oat ev ol 
_ anGigg momar helt nid Bnet od everic 

P isi eo { 

oa 


Ci rnaey, si sau) E 


ae 


a2. 1G S2er eG OW? Vie gt’ heeds sea ided' vent alr a 
; l Twa 
emiimaOICie VOvyiinaidinum yhp tad intra ) veqriee annat | a _ i" 
* 9 m : ie Pea f 
‘ene ye Si), See | av. - 
it ; 7 : r< 


lemnep s Deiaes aan ionuds nase wt ai Nea BAS Sisaayg id ay 
: a 7 


welyet antigic BOG Ae9 


Wig o Yee bethe ans Voros.q mein binrmosi an Swgsigis 


—_ , 
anlig.cwr owt + Onn jierigoleat a6 aatrartog : 5 
SSAA IS \ileGicitun yn guot iis RegiREsitgn DaMses iti | - 
' : 7 *, a 
aa 


oy 


and the Province; 

d) appoint such planning engineers, consultants or other officers as 
may be necessary for any of its purposes and expend such funds 
as may be furnished by the represented municipalities and the 
Province for this or any other purposes; 

e) promote public interest in district or regional planning; 

f) exercise such rights and powers and perform such duties as may 
be vested in it by the Lieutenant Governor in Council or delegated to 
it by the councils represented, other than the power of raising 
money or expropriating land” (s. 1 1(c)). 

The district planning commissions were to be to regional areas what the planning 
advisory commissions were to Alberta cities, towns and villages. The provision for their 
establishment and operation made regional planning a virtual certainty but it also widened 
the influence of the Provincial Planning Advisory Board. The Act provided leave of appeal 
from any decision made by a local authority under an interim development order (s. 12(a)). 
As the orders enabled municipalities to control development while plans were being 
drafted, the Board was potentially able to exert considerable influence upon land uses in a 
way that the plans would AVENUEIRAEUE to respect. "The provincial board’s powers, 
however, remained similar to those of 1929. The new Act did not give it such powers and 
funds as could lead directly to the preparation of a planning document likely to determine 
planning at a provincial level of a kind similar to that provided for under a general plan 
prepared by a municipality” (Bettison, Kenward and Taylor, 1975, p.97). 

The next version of the Planning Act in 1953 effected little change in what had 
been accomplished in 1950, although it did alter the Board’s composition. It had previously 
been composed of the Director of Town Planning and three or more members appointed 
by the Lieutenant Governor in Council. The new Act allowed "representatives of 
Departments of the Provincial Government concerned with any aspects of urban and rural 
development within the Province to be appointed by the Lieutenant Governor in Council” (s. 
5(b)). This gave the government much better representation on the Board and made its 
decisions more relevant to the issues affecting the government. These issues were 


primarily concerned with the relatively unchecked urban expansion on the peripheries of 
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Calgary and Edmonton. Such developments were deplored by the cities involved for their 
potential uneconomic character, the implications of which would be felt by the provincial 
government as well as the urban municipalities. Such expansion underscored the need for 
effective direction and control of development of a kind which the District Planning 
Commissions had not been able to provide. It was clear "that having only an advisory role 
did not give the commissions much authority over land use decisions. In 1957, 
commissions containing a municipality in excess of 50,000 population (Edmonton and 
Calgary) were given. the authority to prepare a district general plan governing land use for 
the entire district. Once such a district general plan was in place, no municipality could take 
actions inconsistent with the plan. Authoritative regional planning was thus in place’ (Dept. 
of Municipal Affairs, 1978). 

Or was it? As Bettison et al. point out, "the 1953 Planning Act clearly gave the local 
council the right to decide the outline of the future”. They then go on to quote from the 
report of the McNally Royal Commission on the development of Edmonton and Calgary: 
"The enforcement of a general plan, whether inter- or intra-municipal, thus depends 
entirely on the willingness of the municipality or the Provincial Planning Board to enforce it. 
Since, the policy of the Board is not to overrule the municipality, in practice the control of 
the spread of subdivisions into rural areas depends entirely on the willingness of the 


municipality” (Bettison, Kenward and Taylor, 1975, p.131). 


3.4 The Provincial Planning Board 

The redrafted Planning Act of 1963 contained an amendment of 1957, by which 
the advisory designations of all the planning related boards and commissions were 
removed. The Act provided an administrative hierarchy unified by a statement of purpose, 
which was "to provide means whereby plans and related measures may be prepared and 
adopted to achieve orderly development of land within the Province without infringing on 
the rights of individuals except to the extent that is necessary for the greater public 
interest” (s. 3). 

The Provincial Planning Board's powers were similar to those granted in 1953, 
although in retrospect it is clear that its power to regulate development of certain types or 


in certain areas was being phased out. As the planning administration had passed to 
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municipalities and regions, the Board's powers were similarly re-oriented, particularly with 
respect to the regional planning commissions. Insofar as the commissions were 
concerned, Board invoivement extended into their establishment, funding and policy 
direction. Changes in policy direction were partly effected through the land subdivision 
process. The new Act had reduced the number of agencies able to approve subdivisions; 
these included the municipal planning commissions of Caigary and Edmonton and the 
regional planning commissions. By virtue of the volume of subdivision requests, the 
regional planning commissions had more frequent contact with the Board and received 
more guidance. The Board's particular interest with the regional planning commissions, it 
can be presumed, sprang from the belief that as appointed technical bodies, they were not 
directly responsible to the public as municipal councils were and had to be made 
accountable. A point to ponder, though, is that the non-elected Board was also not 
accountable to the public. 

As part of this role the Board was to "conduct studies with respect to the physical, 
economic and social aspects of development and prepare reports and recommendations 
on metropolitan growth, the planning of new towns, and any other matters relating to the 
development of the Province that may require the attention of the Lieutenant Governor in 
Council” (s. 6(4)(a)). At the same time the regulations governing appeals were strengthened, 
because the Board was not bound by the technical rules of evidence in the conduct of its 
hearings and inquiries. Further, the subsequent appeal of a Board determination could only 
be made upon a question of law or jurisdiction and then only to the Supreme Court of 
Alberta (s. 146(1)). 

Some of the appeals that the Board could hear were of an administrative nature. 
Thus, section 85 stated that "a council may appeal to the Board a decision of a [regional 
planning] commission; . 

a) confirming a regional plan or adopting a preliminary regional plan 
or any part thereof, or 

b) refusing to adopt or confirm an amendment to a regional plan or 
a preliminary regional pian proposed by the council, or 

c) made under section 93 and referring to a dispute to which the 


council is a party"(this section refers to disputes involving two 
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councils) 

An appeal process to aid the regional planning commissions in disputes with their 
member municipalities was also provided in section 86. "A commission may appeal to the 
Board where; 

a) a council has not passed a by-law required to implement a 
regional plan or a preliminary regional plan, or 

b) a development control by-law or a zoning by-law passed by a 
council does not properly implement a regional plan or a preliminary 
regional plan, or 

c) a public authority has taken an action or undertaken a public work 
contrary to, inconsistent with or at variance from a regional plan, or 
a preliminary regional plan, or 

d) a council fails to administer its zoning and other by-laws ina 
manner consistent with a regional plan or preliminary regional plan 
or administers its zoning and other by-laws in a manner that causes 
or will cause an inconsistency with or a variation from a regional 
plan or a preliminary regional plan” (s. 86). 

_ Hence, there was eonsiderable potential for commissions to rely upon the Board to 
resolve disputes within the commission itself. The balance of appeals heard by the Board 
concerned requests for relaxation of provisions of regional plans (or preliminary regional 
plans) or the provisions of the Subdivision and Transfer Regulation, and appeals from 
individuals whose applications for subdivision had been refused or only conditionally 
approved. 

In the latter case, there was an automatic right of appeal, provided that the 
application conformed with land use regulations. The Board was, however, able to decide 
whether an appeal was rightfully before it. It also had great latitude in judging an appeal: it 
had to uphold the purpose of the Planning Act — orderly and economic development while 
ensuring the rights of the individual were not being sacrificed to achieve this collective 
end. Conflicts of many kinds hinged upon this point, and it is not surprising that the Board's 
determinations should have come under periodic criticism since it alone determined the 


balance between specific rights in property as opposed to the costs to the advancement 
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of the public good. Perhaps most notably, for the present purpose, the McNaily 
Commission was concerned that the Board could not be an effective agent for regional 
planning policies. "The Provincial Planning...Board, in its regulatory and approval functions, 
does not in practice offer a method by which a district general plan for an area may be put 
into effect. In its administration of Subdivision Regulations... it is concerned for the most 
part’with the internal aspects of subdivision, and not with the general location, or its 
conformity with a general district plan, and even some of its subdivision rules may be 
waived at the Board's discretion. In its appeal function, the policy of the Board is to pass 
upon existing municipal by-laws, not upon their conformity to a distinct plan” (Bettison, 
Kenward and Taylor, 1975, p.191). 

Although the Planning Act was revised in 1970 there was little change in its 
structure, policies or wording. The changes were confined to administrative details. In the 
Board's case, the most significant ones concerned its ability to rehear any matter that came 
before it (s. 6(2)(a)), and to review, rescind, vary, alter or change its orders if no 
development had commenced as a result of the original Board order (s. 6(3)(a)). The orders 
were also given a one year period of effect after which they became void. Setting a time 
limit on the Board orders had a variety of effects. It acted as a disincentive to developers 
not intent or financially prepared to ‘act upon the order. It also helped to prevent the orders 
from becoming outmoded with respect to changing regional plan policies. The net effect 
was that, with some regularity, the Board was called upon to give time extensions and, in 
so doing, to re-evaluate its decisions. 

The 1970 Act also introduced the notion that the Board in hearing an appeal was 
accountable to local plans. "The Board...shall consider each appeal having due regard to the 
purpose, scope and intent of aregional plan, a preliminary regional plan, a general plan and 
to the development and use of the land that may result from the proposed subdivision’ (s. 
20(3)(b)). The key word, however, was ‘consider’; the board was still hot bound to adhere 
to any existing plans. The Board as well as all other planning agencies, however, under 
section 16(b) could not allow any land to be subdivided if the subdivision was contrary to 


any local plan or land use bylaw and this point was the cause of considerable concern later. 
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3.5 The Alberta Planning Board 

By the late 1960s the passage of new amendments to the Planning Act was an 
annual event (Dept. of Municipal Affairs, 1978). This was due in part to the pace of 
development in the province and the attendant pressures on land. The increasing 
sophistication of developers’ proposals also exposed the shortcomings of the Act and in 
an effort to get a planning statute sufficiently sophisticated to deal with new demands, 
research and development on a new Act were commenced shortly after the 1970 Actwas 
given assent. 

The new Act was given assent in 1978, after five years of study and public debate 
(Elder, 1979). Changes in the Act were incremental rather than sweeping. Its purpose was 
revised; it was now to "achieve the orderly, economical and beneficial development and 
use Of land and patterns of human settlement, and maintain and improve the quality of the 
physical environment within which patterns of human settlement are situated in Alberta’ (s. 
2(a)(b)). But as in the past, this general objective was qualified by the provision that there 
should be no infringement "on the rights of individuals except to the extent that it is 
necessary for the greater public interest.” The Alberta Planning Board, once again, was cast 
as one of the chief agents for determining where individual rights end and collective rights 
begin. 

The Alberta Planning Board's duties and functions, under the new Act, were such as 
the Lieutenant Governor in Council saw fit to confer or impose. These, it seems, mainly 
concerned the leave to appeal and the actual process of appeals, although one purely 
adminstrative function was given to the Board. The Act established the Alberta Planning 
Fund which, although under the jurisdiction of the Minister of Municipal Affairs, required 
the Board to assume responsibility for its regular administration, both in the assessment of 
annual contributions — ” The Board shall notify each council by May 1 of each year...of the 
amount the council is required to pay into the Alberta Planning Fund’ (s. 11(1)), - and in the 
distribution of grants: "There shall be paid from the Alberta Planning Fund such sums as 
may be authorized by the Board and to such persons as may be specified by it for any or 
all of the following purposes: 

a) the operation and administration of a regional planning 
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b)enabling any plan referred to in this Act to be prepared; 
c) enabling any special planning studies to be carried out” (s. 
1 2(a)(b)(c)). 

Regional planning commissions were still nominally accountable to the Board, but it 
was no longer able to ratify regional plans. Instead, the Board assumed a more formal role 
in the plan preparation process. The Act stated that "a regional planning commission shall 
during preparation of a regional plan, provide an opportunity to the Board and the councils 
of those municipalities situated in the planning region and those local authorities and 
persons affected by it of making suggestions and representations with respect to the 
plan” (s. 57(1)). In addition, the Board was to review regional plans before they were sent to 
the Minister for ratification. 

The Board remained the appellate agency for subdivisions, its powers undiminished 
from previous Acts. It was still able to police its decisions and could make its own rules of 
procedure. Beyond this, the general regulations concerning appeals became much more 
judicial in nature. "For the purposes of [the] Act and the [Subdivision and Transfer] 
regulation, the Board may; 

a) summon and enforce the attendance of witnesses in the same 
manner as a Court of record in civil cases; 

b) require a person to attend and produce such plans, documents, 
or other things as it considers necessary for the purpose of the 
inquiry, hearing, appeal or other matter coming within its 
jurisdiction; 

2) Any member of the Board may administer an oath to a person 
appearing before it” (s. 18). Section 19 continued in a similar 
legalistic vein: 

"Where in the opinion of the board the attendance of a person is 
required, or the attendance of a person to produce a document or 
other thing is necessary, the Board may cause to be served on the 
person a notice to attend or a notice to attend and produce, as the 
case may be, signed by the chairman of the Board. Where a person 


fails or refuses to comply to a notice to attend or to a notice to 
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attend and produce a document or other thing, issued by the Board, 
a judge of the Supreme Court, on appiication of the Board, may 
issue a bench warrant requiring the attendance of the person.” 

As of January 1980, neither of these powers had been used. On the contrary, 
writes Middlemiss (1980), " the Board does not encourage any procedure that would 
detract from its present style of conduct, one that would leave those parties to the appeal 
not represented by counsel at an apparent disadvantage.” Thus while the potential for more 
court—like hearings is provided by statute, there is still a desire to avoid them if possible 
and to retain the accessibility necessary for individuals aggrieved by the planning process 
to be heard in less intimidating circumstances than a regular court of law. 

In one form and another, the problem of providing accessibility to individuals whilst 
still having the effective powers of disclosure and appearance of the courts has left 
tribunals open for criticism. Criticisms directed against tribunals cannot easily be fended 
off. The notion of the use of tribunals arose in response to circumstances thought to be 
beyond the practical consideration of the regular courts of law. Tribunals combined 
qualities of easy access, informality, speed and cheapness; all of which assisted the 
extension of public authority. The tribunal was perceived to be the forum where public 
initiative could be weighed against private right without undue reliance upon legal 
precedents, themselves based on traditional doctrines of private rights. Private rights were 
defended all the more strongly because of this and resulted in a need for the tribunals to 
possess statutory powers of strong character. The general effect of these developments 
has been that tribunals are getting increasingly court-like. This leaves open for speculation 
whether greater formality will serve well the interests of the public or individuals, or 
whether tribunals will be so burdened with administrative procedures Of severe character 
that the individual could be placed at a disadvantage. 

This is an alarming prospect since tribunals, and the boards they are frequently 
appended to, have had a great deal of trust and power placed with them. Concerns too, are 
issued for the state of public policy as it is shaped and articulated to some extent, by 
boards and tribunals. In this respect the Alberta Planning Board is no exception. Its role has 
been widened fairly consistently as it has assumed greater authority This expansion of 


authority has also enhanced its power to determine where individual rights end and 
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collective rights begin. The balance between collective and individual rights is a dynamic 
one with the Board responding to public will through the Cabinet then directing this public 
will through its advice. assistance and review of regional planning efforts. It is with the 
tribunal, however, that the fine balance between collective right and individual right is 
determined. These determinations effect the realization of planning goals and objectives 
and the following chapters will deal with the nature of the tribunals defence or challenge 


of public land use policy at the regional level. 
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4. THE EARLY APPEAL FILES: 1960-1963 


4.1 Rationale for the Groupings of Files Studied 

More than two hundred subdivision appeals from the Municipal District of Rocky 
View were placed before the Alberta Planning Board in the period 1960 to 1978. The 
appeals concerned a variety of regulations and other control instruments, some of which 
were modified or amended by successive Planning Acts, Subdivision and Transfer 
Regulations and local plans. The major point of inquiry for the study is to examine whether 
these amendments and modifications were themselves an adaptation to the appeal 
activities of the Alberta Planning Board, or whether regional planning policy was modified 
in response to the Board's decisions. For this reason the appeals studied have been 
grouped into three time periods corresponding to the adoption of local planning measures. 
The first covers the period before the preliminary regional plan was approved in 1963, the 
second deals with appeals against actions taken during the tenure of the preliminary plan; 
and the last begins with the adoption of a second preliminary regional plan in 1972. Each 
step required a reassessment of regional planning policy. 

In addition to subdivision appeals, the study will also deal with requests for the 
relaxation of the Subdivision and Transfer Regulations made to the Board. These ‘waiver’ 
requests constituted a large, although diminishing proportion of the Board's dealings with 
the Municipal District in the study period. The waiver requests have been grouped into the 


same chronological series as the subdivision appeals. 


4.2 The Relaxation of Subdivision and Transfer Regulation 

The first comprehensive land use plan for the Municipal District of Rocky View and 
the other municipalities in the C.R.P.C. plan area was adopted in July 1963, some six years 
after the Calgary District Planning Commission (C.D.P.C.) was empowered to draft plans and 
act as the subdivision approving authority for Rocky View and other member 
municipalities. Prior to that time th C.R.P.C. had no comprehensive land use plan. The 
available land use controls took the form of the Subdivision and Transfer Regulation. This 


was of particular importance as it formed the largest body of land use controls and 
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compliance with them was mandatory. Consequently the regulation was the focus of a 
large number of the appeals. 

In its subdivision approval activities the C.D.P.C. was bound to adhere to the 
Provincially authored Regulation. The Commission's ability to interpret it or to relax any of 
its provisions was limited by a requirement that the Planning Board should hold hearings 
regarding all relaxations recommended by the approving authorities (Alberta Regulation 
185/60, s. 12). When certain of the requirements were thought to be excessive or 
unwarranted an approving authority could request that the case be heard by the Planning 
Board. Requests for waivers went before the Appeal and Waiver Committee of the Board 
and although not usually part of a subdivision appeal, the waivers illustrated the range of 
provincial regulations requiring extensive interpretation. The total number of waivers for 
this period was 43 which, although not large in real terms, accounted for over four-fifths 
of the appeals that came before the Board from Rocky View. 

Requests for the waiving of particular requirements came frequently from the 
C.D.P.C. itself. These waivers were requested to allow a subdivision which was in some 
way substandard with respect to the regulation. Relief from the regulation could be 
considered on the following terms: where “compliance with provision of these regulations 
is impracticable or undesirable because of circumstances peculiar to the subdivision, the 
Director or the approving authority may recommend that the appellant be relieved in whole 
or in part from complying with such a provision; where the Director or the approving 
authority so recommends relief, reasons shall be submitted to the Board,” (Alberta 
Regulation 185/60 s. 12(1)(2)). 

Over one-half of the waivers that came before the Board were requesting some 
measure of relief from the regulations governing the provision and location of reserve 
land. Section 22 of the Subdivision and Transfer Regulation required that “when land that 
exceeds two acres in area is subdivided, such parcels as the Director, the approving 
authority, or the Board may designate as may be specified by the other provisions of these 
regulations shall be reserved for provincial and municipal government use and other public 
purposes...” (Alberta Regulation 185/60 S. 22(1)). Reserves could be defered by covenant 
where subdivided parcels were over 20 acres in size (s. 22(2)), and provision was made 


for there to be no declaration of reserves where "the land being subdivided is a parcel 
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being created within a previous subdivision which contained reserves amounting in area to 
not less than ten percent of the total area then registered under a plan of subdivision; or 
where the total holding of the applicant, including the land being subdivided and any other 
land in the vicinity thereof is less than four acres in area, and the approving authority or 

_ Director is of the opinion that a reserve is not required” (Alberta Regulation 185/60, s. 
22(4)(ay(b)). 

In spite of the ‘built in’ exceptions, section 22 was waived more frequently using 
section 12 of the regulations. Waivers were requested by the C.D.P.C. for twenty-six 
separate subdivisions and in every case the Planning Board granted the requested 
exceptions. Twenty-two subdivisions had their reserve requirements waived outright and 
four had their reserve requirements waived but with a covenant placed against the land 
title stating that the reserves could be taken at a later date. With this particular section of 
the regulation, it seemed that Planning Board approval was virtually assured. 

Not all requests for relaxation were as acceptable, however. In two instances 
particularly, sections of the Subdivision and Transfer Regulation prompted some concern 
on the Board's part. The most important of these involved section 17, which concerned 
conformity with local planning measures. The section read “land which lies within or 
adjacent, whether in the same municipality or not, to an area for which a general plan, 
development scheme or zoning bylaw is in effect or in course of preparation may be 
subdivided only in conformity with the provisions of such general plan, development 
scheme or zoning bylaw or with such extension thereof as in the opinion of the Director 
or the approving authority is reasonable and logical” (Alberta Regulation 185/60, S. 17). 
Hypothetically, if local planning measures were given precedence over other land use 
controls there existed a possibility that the Board would have little control in some areas 
of planning. As one Board member wrote: "This does not seem beneficial policy for 
individual commissions or other approving authorities to take without Board instructions. 
The Provincial Regulations are, after all, only minimum standards, not maximum’ (Alberta 
Planning Board file 62—C-32). The Planning Board later confirmed that concern over this 
particular section was not well founded, as local planning measures first required Board 
approval and the authority stated in section 17 extended only to policies adopted by the 


local subdivision approving authority. 


OF men mt onedinuorne eaves or 
1 Welkiibdue To nak 2 weeny rebiionstdate neg 
7S yng Ons heinous ried unelia th itr arveaitcyan. ont eh , 
1. VINIONIUE iv o1gos Sry Drie 9 tenn pena ship hari eaiate! io epee a bi 
. GO\2E! noittime A aealh) “berwpidt tort bi aveoeT a iatgaee , 7 me a 


> 


i. * an TL 


Se i, 
pie yitneepe? ein paview aay SE nottose AGH Qe 0s a il ge 
ah 


‘ie -verewe in) 3.9.09 eat wt cna Hioaw Seva een an hs 


ee 


DATESUDG1 ari? Lene <A5genemale bt 62> vy ieve, ane rene aes ea 


j iy mn 


Wis Iripitve & 3 Astra opt sven eet barman bigh pociag Gist rb mv 
Drei ort ravine bo oRig vies Arion tu repre 22 Peace of 

O NGtIIGs Tahun aed ney sents ‘pak in ai atv gtiie a 
UST UEeilieliny saw lewetees Bade: tat Leela 


“Batribian! ow? th Sever ae arew noise” val “seen 
-_ a ue 


"retina novus sublet in tong Meni 


1 Airtiw wat rditw erst nee ngHoak: ‘one aayuasne Qnintsie nm or 

7 ier wisn MOT Bir organ xe vatlatyimaey sani: 

og Germ nOINe 1WwasIG to esiuca ni’ 19) Bitliei: weiyd pire 10°s} | 
imamMaQois veo .ela le Eres riquetd aca Adan vere ae a _ 

tatvaG erit 7a nainics ‘selena ‘osha ; diag ania aie ar 

mr 2 .Oanae saatgec tne asipg! ap ; 


, ialie 


anced Gane hselrin euker os ain ie 


atesdi ay (hUMEr Ton .poskordte Tie 


49 


In some circumstances the police powers given to the Planning Board were quite 
strong. For example, section 65, concerning subdivision in the vicinity of highways, 
provided that only subdivision requests for 20 acres or more, or locally approved 
industrial parcels, or highway commercial lots could be approved by a local approving 
authority. All other land uses or parcels of lesser size had to be approved by the Board. In 
two cases (Alberta Planning Board files 62-C- 109 and 62-C-32) the Board was asked by 
the C.D.P.C. to provide ‘prior approval’ to two subdivisions it had approved near highways. 
The problem arose when it was noted that neither of the subdivisions conformed to the 
land uses that could be approved locally. This placed the C.D.P.C. in an embarassing 
position, particularly as both parcels were for country residential land uses. Such a land 
use on parcels of 20 acres or more was not contrary to any local regulations and was not 
contested by the Commission. As requested the Board granted ‘prior approval’ in both 
cases but also sent a letter to the Commission to the effect that the classifications of rural 
land uses would have to be improved. "This problem only seems to confirm that our 
definitions of agricultural parcels, small holdings, and country residences need tightening 
up...It is only recently here that this common method of administration of planning has 
brought to light new problems such as this..Now we can begin to sort these out and 


develop this urban-rural differentiation we need” (Alberta Planning Board file 62-—C-32). 


4.3 Subdivision Appeals and Board-Ordered Variance of Local Policies and Provincial 

Regulations 

In the absence of policies defining and regulating urban-rural differentiation, a 

number of essentially urban forces were causing concern in the district. The demand for 
country residential properties as well as for recreational cottage land was being met at the 
cost of agricultural land. Additionally, the ire of Municipal District officials was aroused by 
the potential demands for road and service improvements to developments they regarded 
as incompatible with the agricultural character of the area At least one summer cottage 
development of considerable size existed in the district, in the face of long term 
objections and the fact that it was unsubdivided, unregistered, and unsurveyed. This was 
the Chestermere Lake development which, in the words of the Director of Town and Rural 


Planning, was “an existing deplorable and unauthorized mess’ (Alberta Planning Board file 
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S0=6-6/). 

An irrigation reservoir, Chestermere Lake was purchased by the Western Irrigation 
District (W.1.D.) from the Canadian Pacific Railway in 1945 (see map no.3). It was generally 
assumed that the use of the lake would remain unchanged, but the W.I.D. began to lease 
lots on an annual basis for cottage use. This caused great concern to people living above 
the W.I.D. lands around the lake on lots registered decades before by the C.P.R.. Those 
landowners were given ‘express understanding’ by the C.P.R. that they would have full use 
of the lake frontage parallel to their parcels. After the W.I.D. takeover that became 
increasingly difficult. In 1959, the holders of legal lots obtained an injunction prohibiting 
further construction of cottages on W.I.D. lands. Construction continued in spite of the 
injunction. 

The legal difficulties it was encountering prompted the W.I.D. to clarify the legal 
status of the development and in 1960 it brought a plan of survey for the lake lands to the 
C.D.P.C.. The plan was intended to serve as a base for a subdivision request which, if 
granted, would have solved problems relating to the legality of the development. The 
council of the Municipal District was adamantly opposed to the development as it felt that 
it then would have to assume responsibility for constructing, to municipal standards, all the 
roads and services necessary for the development. The C.D.P.C. also opposed this attempt 
to legitimate the development since it was substandard with respect to requirements 
governing zoning and land use, public reserve land, minimum lot sizes, sanitary 
arrangements, construction quality standards, floor area requirements, and the like. The 
existing development was also thought to jeopardize future subdivision and development 
in the area. The C.D.P.C. was of the opinion that all existing development should eventually 
be removed. In the face of this, the Chestermere Lake leaseholders made strong appeais 
for the development to be legitimized. 

In coming to its decision the Board was motivated by as desire to find a ‘permanent 
solution’ to the Chestermere Lake problem. The Board accepted the C.D.P.C.’s contention 
that the proposal was unacceptable in a number of respects but the board also viewed the 
request with the considerable existing development in mind. It ruled that the Commission's 
desire to have all development removed was ‘unrealistic and impracticable’. Instead the 


Board ruled that a new plan of subdivision to accommodate the existing development be 
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drafted. The plan was to adhere as closely as possible to the Subdivision and Transfer 
Regulation and where that was not possible the various requirements could be waived. In 
addition the Board allowed for ‘infilling and the creation of new lots. The W.I.D. was made 
responsible for the provision of all services, to municipal standards, and was forbidden to 
allow any new development without the approval of local health authorities. 

In a Board member's words: "In making its decision, the Board literally bent over 
backwards, reversed the decision of the Calgary District Planning Commission, and issued 
a modified approval itemizing five conditions. In effect, these conditions implied a new and 
limited subdivision plan would have to be prepared, some of the elements of which would 
perforce have to remain substandard, with suitable waivers of the appropriate regulations; 
that the standards in other parts of the new plan would be improved, adequate utilities and 
services and park reserves would be supplied to the development” (Alberta Planning Board 
file 60-C-67). Clearly, the intent of the Board Order was to make the best of a bad 
situation. Yet, the board seemed to sidestep the larger issue of whether recreational 
residences were compatible land uses for the district. It instead attempted to deal with the 
tangible complaints of the W.I.D. and the M.D. of Rocky View, by regularizing an irregular 
situation and by requiring environmental conditions to be imposed. 

Shortly after the Chestermere Lake case was ruled on, another request for a 
cottage development was received for West Cochrane Lake (see map no.4). Again, the 
proposal to create small recreational lots was strongly opposed by the M.D. of Rocky 
View for many of the same reasons as at Chestermere Lake. A principal difference 
between the two proposals however, was that at West Cochrane Lake there had been no 
previous subdivision or development (Alberta Planning Board File 61—C~1 1). 

The Municipal District and the C.D.P.C. were opposed to the creation of small lots in 
an area zoned for low density agricultural use, where the minimum parcel size was 20 
acres. In addition, the C.D.P.C. found that the proposed Sees design was not suited to 
the topography of the area. In defence of the proposal, the appellant claimed there was a 
demonstrated need for summer cottage sites and that the fears of the municipal district 
concerning the transition of the development from summer use to year-round use was 
unfounded. He also stated that as the general public was already using the lakeshore he 


was suffering hardship, presumably since he could not capitalize on the land. 
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Again the Board did not address the general issue of the compatibility of 
recreational land uses in the district. It did, however, rule that a limited subdivision could go 
ahead and allowed 1 1 lots adjoining the lake to be created, so long as the appellant 
constructed roads to municipal standards at his own expense and dedicated approximately 
5 acres of land for community reserve. The Board also agreed that when 60 percent of 
the lots had been developed applications for additional lots could be made. 

The West Cochrane Lake case came back before the Board when the appellant 
charged the C.D.P.C. with obstructing the passage of a revised plan of subdivision. The 
re-hearing focused on the partial use of the original design proposal, as the appellant and 
the commission could not agree on plan revisions. The major issue was the location of 
community reserve land but in reaching a decision the Planning Board allowed parts of the 
Original design to be used and relaxed the reserve requirements until additional lots were 
requested. By relaxing the required reserve dedication the Board effectively ruled that the 
appellant did not have to provide public reserves adjacent to the lake. The land proposed 
for community reserve by the C.D-P.C. could, if not declared reserve land, be used for 
additional, higher priced, lake front lots which, the C.D.P.C. argued would make the lake less 
accessible to the public. 

The requirement that 10 mereent of subdivided parcels be dedicated for use as 
community reserve was contentious. The relatively large numbers of requests to waive the 
requirement illustrated this, but in addition to the provision of reserves, their location 
within a parcel was open to argument and appeal to the Board. In one such case 
(61-C- 114), a subdivision appeal was lodged by the owner/developer of a quarter section 
who wished to subdivide it into two 80-acre parcels. The C.D.P.C. approved the request 
subject to the provision of a 16-acre reserve parcel and the construction of a service 
road. The appellant took exception to the location of the reserve, which the commission 
had wanted adjacent to the service road, shared equally by each 80-acre parcel. In the 
Board Order the appellant had the dedication of reserve land deferred by covenant until 
future subdivision made it necessary. The Board further stated that reserve parcels were 
not considered advisable when they were so near a highway. Thus, in a matter of technical 


judgement, the commission was overruled. 
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In yet another appeal, the C.D.P.C. was overruled regarding the local 'two-parcel’ 
rule which was developed to restrict the number of subdivisions being applied for and to 
reduce indiscriminate subdivision. This goal was served by allowing land owners to take 
only two parcels at a time, irrespective of their size. No further subdivision could be 
requested until the previously subdivided parcels had been developed. 

In the case in point. (Alberta Planning Board file 60-C-62) the C.D.P.C. refused a 
subdivision request for a third 20-acre parcel on a quarter section as the previously 
granted parcels had not been developed. The appellant stated that the lots had been sold 
for country residential use separately but that construction had not been started. In view 
of the fact the lots had been sold the Board allowed the third subdivsion to proceed and 
attached the condition that suitable reserves would have to be provided should further 
subdivision take place. In effect, the Board reinterpreted the local policy and placed 
greater emphasis on the fact the lots were sold rather than developed. 

The Board's differences of interpretation of local policies as well as provincial 
regulations accounted for most of the decisions in which the Board overruled the 
Commission. There did not seem to be a great deal of outright disagreement with local 
planning actions or their aims, although nearly every case that came before the Board in 
this period was approved in some measure. There was one case, however, where the 
C.D.P.C. and the Board were in final agreement. It began in January 1959 when an owner of 
land adjacent to the Trans-Canada Highway in the Springbank area, immediately west of 
Calgary, applied to the M.D. of Rocky View Interim Development Board for permission to 
develop a motel (see map no.5). The |.D.B. advised the landowner to wait for the completion 
of a study of commercial land needs for the area. The landowner purchased an additional 
20-acre parcel before the study was received and requested that this parcel be 
subdivided so as to provide 220 frontage feet along the highway for a commercial lot. 
That particular request was later abandoned but in April 1959 the commercial study of the 
area indicated that a highway commercial strip could be etablished. That decision prompted 
the landowner to apply to the M.D. for the rezoning of this property from agricultural land 
use to highway commercial and country residential land use. The |.D.B. deferred a decision 
on the request as it wanted to see the plans for the proposed development. When the 


development plan was received, the |.D.B. ruled that it had insufficient data on which to 


Wake Bd igs) ant omiwasl scenenae siete. re " 
of De 10? beilans onied eho vibe aie. Greiner: sorttewy oF 
BARI Of aetiwo Sia otiwolg vd Bevra RW imeip evit noice 
ed bos “oleivinade raph ol Sa viedo oui aug es te 
saolaveb nad ba aiasieg bebividdve iouahenepiet 

abeavte: 0°02 ent S8-o-eemt bind pines amaciAl nxn 


2UMI Ve IG ert 28 NOroRe Vee §.HO Weeteq Sit5~ Qs. ela al whit a 


y Ld : 


Sie 7 eon Ser eto) ect see pereta snails air hsuorveb ree tonbed ats 
oeTIAls ase JON OEM) ebb iy) TEN? Tus viewer Sse 
Ore SHacso xt of mene vibengs mairit's tt tewolghte 36's nv ot ws ae 
dliue ra be bive 1 a0 avet aap ayaa SIMS Ne patsy 
9856/0 Ons Yonle ae = efi! org pase vse et ori} ot 9m ato 
en Bit vert ! antes Hide alow ete 907 dont art Me 
siti 9 ae llew eb earsiiog epalite noitets qramntg paeecenll “e 
ant alia 180 ott poiri” (a ‘anbyslbst ant "ta racy “oh pi SPV) 
BIO! tw Jem Se Qsads tripistio +o ies et § ad oF" ieuioenie 
fh Sg : F onl. o1oted ames fent e265 vies VN86" GeLOAn, ani wey 
- se LovoywOrl.og5D sno eBW, oie? souatamy amce nu bevel RE 
fo Sno mé Hse Beet weurnel ni aged a “haltime os Nar ni Sew’ oe 
9p 18 Vialeieeneiasene Arstltt ine: véwrigltt | Leone @ prin 
leery MEQ 107 Canoe nasi gaipvthradorsiSiy ‘ypsorNe : vi | 
OINATMOS Sf 162 Hew ot WAST TG! alt ee ay bt (Son ‘e0 
Eno hhe ta beans WnwobNs) ar; Pe 13? ebgen brat tsi Payee 
ad la2'RO aint ter? berxousss hore edad ine viouite -siptes . 9 ial 
S Inioranines fe} vewrigns aAS écegiade so Os cS shivers ona at 
76 YOUE aia Tem sh Bae gal tal Wat Bsvtibrwice ‘ee! any taetipen at 
Selo nolinar tedT ‘beftaicats ad biued: quite lato wires Dhl liad : 
Oral MUTE may ys mace Sines to'gninoss giz nae OM any ieee venwebral ant 
eisigeh s beTsieh 8C) ect sau/bna) \stinpisiées 4 Wrnues bins So TortO eRNIQIN OF au 
Sf AAW Jnamactavse vetogong ae act enala art 93é oF beyngw 1) 46 TesupEN ert m0 
OF rane neveish. 1nsi2ittuenr pad duet Batu! Bayer DaviRJe) aw nisi) Mamgolavel ete 
| lm , ; | fi 
. »? 


56 


HWY. No.1 


developed road allowance 


Map No. 5 
Tentative Plan of Subdivision for 


N 
Appeal No. 62-C-37 
Seale 1:3800 ele | 


i 


base a decision about the zoning change. The landowner, however, was back before the 
LD.B. in January 1960 with a request for 1-acre lots; the request was rarieea due to the 
extreme sloping topography of the land in question. While the |.D.B. was deliberating the 
former matter, the landowner made an additional application to the Minister of Highways 
regarding the construction and placement of service roads, set-backs and accesses to the 
‘Springbank Campground’, an entirely new development proposal. 

So great was the confusion regarding the proposals and the various decisions or 
deferrals pertaining to the case that the landowner’s surveyor requested information as to 
whether there was any possibility that an appeal could be convened to sort the matter out. 
An appeal was not possible since there had been no formal request to the C.D-P.C. for a 
subdivision. In April 1960 the |.0.B. gave its approval to the proposed ‘Springbank 
Campground’ to be situated on a 10 acre parcel and in a different matter, the request for 
subdivision was refused by the C.D-P.C., thus making the right of appeal available to the 
landowner. 

While preparations for this appeal were being made the landowner sent yet 
another request to the |.D.B.. In this instance the request was for five—acre parcels. That 
request was refused as the minimum parcel size for the land in question was 20 acres. The 
landowner also went before the local subdivision committee to request 8 one-acre 
commercial lots and an undetermined number of 3-acre to 9-acre residential lots on the 
balance of his property. This request was refused on the basis of prematurity and 
irregularities with respect to the Subdivision and Transfer Regulation. Undaunted, the 
landowner then requested the |.D.B. to approve a permit to allow the operation of a ski tow 
on the land. The matter was referred to the C.D.P.C. but was later abandoned by the 
landowner. At approximately the same time, the landowner also abandoned his appeal to 
the Board with no explanation. 

In December 1961, yet another request for rezoning was made to the |.D.B.. This 
was to rezone a 5-acre parcel from agricultural use to highway commercial use as it was 
the landowner’s intent to develop a motel and restaurant on the site. The |.D.B. agreed to 
this request and made a recommendation to the C.D.P.C. that it approve the subdivision. The 
C.DP.C., however, could not approve the subdivision request since there were 10 


undeveloped, subdivided properties in the immediate vicinity and the subdivision was 
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considered to be substandard with respect to access from the highway. In addition, the 
dimensions, shape and orientation of the parcel were considered to threaten future 
convenient subdivision. 

The gravest difficulty with the subdivision in the Commission's opinion, was its 
difficult access. To a large extent, however, the commission was influenced by the 
Department of Highways which was said to be “very much concerned with the possible 
extension of ribbon development at this point... You will realize that if this area is 
developed, it will very seriously restrict any possible treatment of access to the Happy 
Valley area..We are attempting to set up an overall plan for this section of highway, and 
would not wish such a plan prejudiced by future extension of the subdivision... The 
Department must very carefully study any intersection treatment, such that it will fit in the 
overall plan, and not be simply to satisfy one specific development” (Alberta Planning 
Board file 62-C-37). It would seem clear that the C.D.P.C. seriously considered the 
subdivision but that the Department of Highways objections mitigated against its approval. 
Those objections also influenced the Board's decision to deny the subdivision when it 
came to appeal. The Board believed the subdivision would not provide for convenient, 
economic or orderly development and so was not in the public interest. 

Aside from illustrating the position of influence occupied by the Department of 
Highways, this case illustrates the non-cohesive nature of the planning instruments then in 
effect. The fragmentation of authority could hardly be avoided since development controls 


and subdivision controls were administered by separate bodies. 


4.4 Interim Findings 

The various waivers and subdivision appeals leave an impression that they were 
dealt with as discrete events with no particular aggregate effect upon each other or upon 
the aims and goals of planning in the area. There did not seem to be a systems view of 
planning capable of placing the appeals in a broad context. This could have been due, in 
part, to the newness of the system of planning administration or to an attitude that the 
appeals did not particularly affect plans or planning to any great extent because they were 
exceptions to the rules. Certain Board members did indicate that they recognized problems 


which had arisen through ‘the common method of planning administration’, but there was 
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no evidence that the Board saw itself as having any relation to the problems other than as 
the central authority designated to solve them. 

It is difficult to estimate whether the Board's appeal activities had any marked 
effect upon the attainment of local planning goals in the municipal district. This is 
principally due to the absence of any policy plan or widely accepted local planning 
priorities. There were several instances where the Board overruled local regulations, 
notably the two-parceli rule, but the Board also attempted to relieve the district council 
from most of the direct fiscal effects of the subdivisions it was allowing through the 
appeals. In short, it seemed the Board had not yet grasped that its allowance of exceptions 
could have any long range impact or might compromise local planning goals and principles. 
Indeed, the appeals were characterized by a desire to accede to private will while 
moderating the financial effects to the district purse. The only party not figuring in the 


solution was the local planning agent, the C.D.P.C. 
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5. ADVICE AND DISSENT: THE PRELIMINARY REGIONAL PLAN AND SUBDIVISION 
APPEALS 


5.1 The Purpose of the Preliminary Regional Plan 

The preliminary regional plan was the first comprehensive land use plan compiled 
by the Calgary District Planning Commission. It was a collaborative effort, reflecting the 
hopes and biases of the member municipalities. At the same time, however, it was directed 
by the basic requirement imposed upon all plans and planning in the province — that they 
secure orderly and economical development. The preliminary regional plan did introduce a 
new kind of order into planning at the regional level. For the first time, in any 
comprehensive form, there was a single document which outlined the planning objectives, 
general development policies and more particular rules and schedules relating to the 
control of land on a regional scale. Also relatively new was the statutory requirement that 
local municipalities adhere to the principles set by the plan, an item that. perhaps more than 
any other, gave force to regional land use controls. 

The preliminary regional plan, it should be noted, was not a regional plan when it 
was first adopted in the summer of 1963. It was a preliminary district plan. But the 
Planning Act, 1963, struck the word ‘district’ in favour of ‘regional’, presumably to 
illustrate the wider nature of planning and its gradual extension into rural hinterlands. 

The preliminary regional plan adopted a ‘broad brush’ approach. It was envisaged as 
a first level plan, above even the official regional plan. It was preliminary in that little 
substantial information had been gathered, and little was known about the regional demand 
for land, the particular types of land desired or the preferred locations: Under the 
circumstances, it was impossible to draft specific policy statements or control techniques. 
The plan had to be flexible to be enforceable and still serve the general objectives, without 
being bound too severely to particular rules and the risk of arbitrariness. 

The objectives of the plan were varied in both substance and generality. At the 
most general level were statements about the desirability of providing advice and 
assistance to the member municipalities and the value of planning measures as an aid to 


orderly and ecnomical land development. At a less general level, the C.R.P.C. advanced its 
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Own objective that all development in the region be governed by plan provisions 
concerning the conservation of the natural and aesthetic resources of the area. Ona still 
less general plane, the pian related a number of elements that affected the choice of more 
immediate, smaller scale objectives. First, the Commission saw the planning area as a 
territory in a state of transition, faced with a steady growth in demand for both urban and 
rural land and a corresponding increase in the varieties of use the land was put to. Ina 
relative sense, these factors were likely to have greater impact upon the rural areas, which 
had previously been quite homogeneous in their development characteristics. A clear 
differentiation between urban and rural activities and land use was therefore seen as a 
desirable objective. The Commission observed that urban environments and their 
characteristically higher densities of development were the outcome of forces causing 
concentration. The demand for services of urban standards required urban population 
densities to sustain them, whereas rural lands, in the Commissions view, “are best suited to 
extensive types of prairie and ranchland agricu!tural methods which support a low density 
of rural population served by sparsely located urban market centres” (C.R.P.C. preliminary 
regional plan, 1964, p.4). 

As part of the objective of urban-rural differentiation, the topic of small parcel 
development was discussed. It was thought that "the absence of vegetation, uncertain 
ground water supplies, high costs of heating and home services, and uncertain road 
conditions” made this form of subdivision impractical in the Calgary area. It was also 
considered to be incompatible with the rural economy, to the extent of provoking general 
resistance to the uncontrolled penetration into rural territories of types of activity more 
appropriate to an urban setting (C.R.P.C. preliminary regional plan, 1964, p.5). 

The statement of objectives was followed by the general development policies 
which supported the notion of an urban-rural division of land uses. The policies further 
reflected the view that the region was an urban-centred one and that the city of Calgary 
should therefore have enough land to contain its anticipated expansion. In addition, the land 
uses adjacent to the boundaries of the city were to be compatible with the future 
expansion plans of the city. Generally, densities greater than one person per acre were 
considered to be too high for rural residential land uses and were, therefore, to be 


restricted to urban areas. Similarly, secondary and heavy industry and most types of 
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commercial activity were seen as essentially urban activities and best contained within 
urban boundaries. Rural activities were to be those that were land extensive or had ties to 
the rural economy. Rural development of any kind was to respect the principle of 
conservation. 

The general development policies were further underscored by a large body of 
controls over land subdivision and the dedication of public reserve lands. These were not 
simply reiterated from the Subdivision and Transfer Regulation, but formed a second 
defence for the locai development policies by tying them into the subdivision control 
system in varying degree. The control of development was a municipal responsibility but 
subdivision control was vested in the commissions. It thus provided the Commission with 
its best means of influencing the development control process and so implementing its 
own development policies. 

Foremost among the subdivision-related controls was the two-parcel rule. This 
stipulated that a landowner could subdivide only two parcels at any time,and that no further 
subdivision could be applied for until the first two parcels had been developed. The intent 
was to limit the numbers of parcels available at any one time to a level which truly 
reflected demand. The policy was uniform throughout the regional plan area, and applied to 
townsites and hamlets as well as to quarter sections. 

Cottage hamlets were also subject to many more specific controls. The most basic 
one was that land considered for development had to offer tree cover, adjacent water, 
suitable topography and relative isolation. In general the developments were to be of a 
cluster type, containing ten to forty lots of one-half to one acre. Forty lots was to be the 
maximum that could be subdivided from a quarter section, and there had to be a liberal 
public reserve dedication. When taken together, the regulations look rather like 
development controls in the guise of subdivision control. 

As part of the AOeNE of fostering conservation, the plan contained fairly 
detailed provisions for the conservation of water and land resources. For instance, the 
commission determined that water resources should be available for public benefit and 
required that where a water body formed a boundary within a parcel, legal access had to 
be created to both portions of the property. The commission also required that public 


reserves in areas adjacent to water bodies should be located so that they could be of long 
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term use to the public. The latter was sure to.stir up an already contentious issue, but on 
another aspect of the public reservation problem the Commission clarified its policies. 
Essentially, two zones were created for reserve dedication purposes. in the zone closest 
to developments of an urban kind, the designation of reserves could not normally be 
deferred; in the more distant zone, the reserve requirement might be deferred or waived 
altogether. 

The statement of planning objectives and control instruments in the preliminary 
regional plan give some indication of the level of development control available without 
really describing how it was to be used. This was advanced next, in a lengthy section in 
which the different land use classes were defined, and schedules of permitted and 
restricted uses set out. 

The two most basic land use classes were very similar. ‘Low density agricultural’ 
areas and 'ranchland agricultural’ areas were proposed to "preserve the rural character of 
the area by encouraging compatible development and maintaining a low density of 
population” (C.R.P.C. preliminary regional plan, 1964, p.24). Uses permitted under these 
categories were extensive cultivation, ranching and dairy farming. Rural residences were 
permitted only when they were incidental to a farm or ranch. In addition, such uses as 
intensive agriculture (feed lots, greenhouses, tree farms, etc.), natural resource extraction, 
institutional and public buildings, and campgrounds could be permitted at the discretion of 
the Interim Development Board of the municipality. The minimum parcel size permitted for 
any use was 20 acres. 

In the ‘parkland recreational’ class, allowance was made for extensive agricultural 
pursuits with incidental residential use. Other uses were either conditional or not permitted. 
The intent was to conserve environmental reources in an area of scenic beauty, whilst 
providing an opportunity for country recreational resorts and cottages to be permitted 
conditionally. Natural resources extraction and ‘accessory facilities might also be 
permitted, at the discretion of the Interim Development Board, but all conditional 
development was subject to controls governing its appearance and character. The 
minimum parcel size was 40 acres. 

A fourth land use designation, ‘special development, introduced a series of 


controls to require careful planning of urban-rural fringe areas and areas of recreational 
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potential. The permitted uses, once again, included extensive agriculture, but they were 
extended this time to ‘urban uses on approved sites’. The number of conditional uses was 
quite large but all were faced with one condition overriding all others: the C.R.P.C. was to 
advise the municipality whether a proposed development was compatible with the 
environs prior to any development approval. The ‘special development’ category, it seems, 
was created as a kind of development control technique for the Commission. This was 
underscored by the restriction of a minimum parcel size of 160 acres on extensive 
agricultural land uses and a 20-acre minimum on conditional uses. In the event of a 
development being proposed in the area the Commission could effectively rule upon its 
acceptability twice, first in the form of arecommendation to the municipality and, second, 
in the form of a decision on the subdivision application. 

A fifth class of uses, ‘highway development relied upon a similar set of land use 
controls. Here, however, there were two permitted uses: the ubiquitous extensive 
agriculture and incidental residential uses and land used by the Department of Highways for 
maintenance yards and signs. Conditional land uses were also limited to highway 
commercial lots, signs, government picinic and camp sites, natural resource extractive 
industries and certain acessory uses. All conditional uses required the recommendation of 
the C.R.P.C. before they could be locally approved, and they had to be examined for 
compliance with provincial regulations. Without Commission approval a development 
permit would not be issued. The intent of all the scrutiny and control was to ensure the 
safety and convenience of highway users. 

Finally, the ‘extended urban area’ land use designation was designed to provide a 
"protective belt around an urban municipality by preserving the rural character of the area, 
maintaining a low density of population, and permitting rural developmént compatible with 
the present and proposed development of the adjacent urban area’ (C.R.P.C. preliminary 
regional plan, 1964, p.29). Again, the only permitted development was extensive 
agriculture and incidental residential use, but the conditional land uses were not as limited 
as in some of the other categories. This class took in the urban-rural fringe with its 
mixture of land uses. The conditional land uses were intensive farming, natural resource 
extraction, institutional and public land uses, recreational lands, and the familiar accessory 


land uses. Here too, applications for conditional land uses had to be referred to the 
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Commission before they were ruled upon by the local Interim Development Board. 

The only other land use class listed was that for urban areas. It would seem that the 
commission saw the urban areas as being essentially outside its control, at least at the time 
the preliminary regional plan was written. 

Section 4 of the preliminary regional plan was a generalized zoning map which 
approximately outlined the areas deemed suitable by the commission for the various land 
uses (see map no.6). The actual land use classes were sufficiently broad or potentially able 
to accommodate exceptions that most types of development could be accounted for. It 
should be noted, however, that care was taken to try to discourage small parcel 
development in general, and country residential subdivision and development in particular. 
Indeed, the plan provisions seemed to be primarily oriented towards one goal: that of 
containing all urban development within the boundaries of urban jurisdictions. This meant, 
above ail, that overspill development from Calgary was to be prevented if at all possible. 
The plan proposed that the goal be achieved through both development control and 
subdivision control. Development control was essentially in the power of the municipality 
although it was regulated by the plan and by the Commission where land subdivision was 
requested for development. The CRP.C's involvement with development control as well as 
subdivision control gave ita eeeace: power base to effect its decisions. It also allowed 
the Commission to relate municipal development decisions to the wider and longer term 
goals of the preliminary regional plan. In effect the Commission acted as a check to the 
local interpretation of the plan and to the local power to issue development approval. 

Development control and subdivision control were, however, two separate 
powers conducted by two separate bodies and were only nominally unified where land 
subdivision was requested. That presented immediate difficulties when a subdivision was 
refused in the face of development approval from the municipality. The matter would 
usually be referred to the Planning Board for adjudication. The Board then effectively 
wielded powers of development control and subdivision control. If it consistently 
favoured municipal opinion, attainment of the plan objectives would be adversely affected. 
Yet if it ruled with the Commission, the desire of the municipality to develop would be 


halted. By having the controls thus intertwined there was preciously little middle ground. 
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5.2 The Division of the Appeals 

The preliminary regional plan, above all else, represented a body of policies which, 
over the iong term {if implemented), were intended to ensure orderly and economic 
development. So important was the long term view, indeed, that the Commission saw 
planning as a continuing exercise with no particular end point. The municipalities, on the 
other hand, were headed by councils who had to achieve desired ends on a considerably 
more compressed time frame. This conjunction of long term planning goals with relatively 
short term municipal adminstrations was not necessarily incompatible, but it did mean that 
the CRP.C. and its member municipalities frequently viewed planning matters from 
different perspectives.These differences were further enhanced by the fact that the 
C.R.P.C. and the rural municipality administered separate land use control mechanisms. 

In view of this, the subdivision appeals can be convincingly divided into two groups. 
The first contains subdivision proposals that the C.R.P.C. considered contrary to their long 
term objectives. The second contains those subdivision proposals which were considered 
by the M.D. of Rocky View or provincial agencies to be contrary to the best interests of 
the municipality. Since the municipal and provincial agencies were not subdivision 
approving authorities, they were not able to deny subdivision requests. They could, 
however, recommend that the eommiccen refuse an application outright or that it attach 


conditions to alleviate anticipated problems. 


5c Aponeiceacising as a Result of the Preliminary Regional Plan 

The appeals which arose as a result of the provisions of the preliminary regional 
plan can be broken into four sub groups. Three of these, in particular, involve specific 
proposals which were disallowed by the Commission because the proposed land use was 
not allowed in a particular area under the land use ciassification guidelines. All of the 
subdivision proposals in this group were refused by the CRP.C. with little or no 


intervention from the Municipal District of Rocky View. 
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5.3.1 Subdivision Proposals Contrary to the Two-Parcel Policy 

The two-parcel rule was one of the basic instruments of the preliminary regional 
plan. It was also unequivocal, and was so clear and simple that it was rarely challenged. It 
also helped that the policy had been in effect before the adoption of the plan, and had 
even then been vigorously defended by the Commission and repeatedly upheld by the 
Board. 

In the first appeal against the two-parcel rule (Alberta Planning Board 66-C-9Q9) it 
was found that a landowner proposed to subdivide parcels of 79 acres and 21 acres from 
200-acres. The C.R.P.C. refused the request because there had been no development of 
the landowner's previously requested subdivision; if approval had been granted, three 
undeveloped subdivisions would have existed. At the appeal the landowner stated that he 
had a legal agreement with the prospective purchaser of the 2 1-acre parcel to the effect 
that a house would be constructed on the land within the year. The Board found that 
assurance sufficient to uphold the spirit and intent of the plan and allowed the appeal. 

The C.R.P.C. and the Board were each capable of considerable compassion in 
matters where general aims were not liable to be distorted. An illustration of this occurred 
in August 1966 when a proposal to subdivide a 20-acre parcel in the immediate vicinity of 
two, as yet undeveloped, parcels hee made to the C.R.P.C. The Commission refused the 
request as it was contrary to the two-parcel rule. The landowner, however, had purchased 
the parcel with the understanding that approval was assured and had succesfully bid on a 
house in Calgary with the intention of moving it onto the 20~-acre parcel. Since time was 
short (the house had to be moved from the city by the end of the month) the Board took 
the unprecedented step of conducting the appeal hearing by mail. In the decision it was 
noted that the subdivision was not of a speculative nature and that the potential hardship 
was great. The Commission and the M.D. were not opposed in principle to the subdivision, 
only to the fact it contravened the regulation. The Board therefore ruled that the appeal be 
upheld and the subdivision accepted, though taking the precaution of specifying that the 
decision "in no way creates a precedent at variance with the policy of the M.D. of Rocky 
View for any future subdivision of like nature” (Alberta Planning Board file 66-—C-84). In 


effect the Board had reemphasized its intention to uphold the two-parcel principle. 
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The Board's defence of the Commission's actions was a powerful reinforcement, 
to the degree that the two appeals dealt with here were the only ones to be made against 
the two-parcel rule. In both instances the circumstances were irregular and neither 
appellant disagreed in principle with the regulation. It is also evident that the Board, in 


examining the appealed cases, looked to uphold its spirit and intent. 


5.3.2 Subdivision Proposals Not Meeting Public Reserve Provision Guidelines 

One of the first preliminary regional plan policies to cause an appeal concerned the 
provision of public reserves for subdivided land. Dedication of reserves had previously 
been required by the Subdivision and Transfer Reguiation in particular circumstances, but 
the subdivision approving authority had been allowed considerable lattitude in deciding 
whether the reserve should or should not be taken and how it would be reserved for 
public use. The preliminary regional plan effectively narrowed the range of choices for the 
Commission. Land lying in a ‘primary public reserve area’ had to have the public reserve 
provided outright or deferred by caveat before the subdivision could be approved. Land 
within a'’secondary public reserve area’ could have the reserve dedication requirement 
waived in particular circumstances, but there was clearly the intent that where two or 
more parcels were created on a quarter-section, public reserves were to be made. 

In December 1963 the Board ruled on a case (Alberta Planning Board. 63-C-67) 
involving the creation of two new titles. About 205 acres of land was to be subdivided to 
form a 60-acre parcel and a 145-acre parcel. The M.D. of Rocky View and the C.R.P.C. 
both recommended that public reserves be taken, as the land was near the town of 
Cochrane. The C.R.P.C. approved the subdivision request with the condition that 20.5 acres 
of land be deferred by caveat until the landowner requested further subdivision, at which 
time the land would have to be deeded to the municipality. The landowner believed that a 
dedication of public land was unwarranted and that it compromised his position as a seller 
or developer of his land. The Board, however, did not agree, noting that the dedication 
would not take effect until there was subsequent subdivision. The Board also noted that 
the preliminary regional plan specified that where two new titles were created on a 
quarter—section, public reserves were to be dedicated. Accordingly, it ruled that the 


appeal be denied, and so gave effective backing to the C.R.P.C.. 
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Yet each appeal hearing was a discrete event. A Board ruling favourable to a policy 
did not necessarily mean that adverse decisions could not follow. In one such case (Alberta 
Planning Board file 66—C- 12) a subdivision proposal was made to create two 20-acre 
parcels. On the recommendation of the Municipal District of Rocky View. the proposal was 
approved by the Commission, on the condition that the landowner dedicated a particular 
portion of his land for a wildlife refuge to satisfy the public reserve requirement. That 
condition was the subject of an appeal to the Planning Board. At issue was the fact that the 
wildlife refuge was to be located in an area of particular beauty, which the landowner 
thought would add to the sale value of the land. The landowner contended that the wildlife 
aesignation effectively limited his ability to create specific lots. Further, if he was subject 
tc the usual 10 percent public reserve dedication, he could defer the provision of the 
reserve. The Commission, on the other hand, claimed that it was necessary to make wildlife 
refuge dedications before the density of subdivision became too great. The Board allowed 
the appeal. The landowner was ordered to assume all responsibility for roadways, utlities 
and other services, but the principle of dedicating wildlife refuges had been dealt a severe 
blow. Yet it cannot be inferred that the Board disapproved of the Commission's objectives. 
Each appeal was judged on its own merits 

The fact that Board Orders Were said not to set precedent was not universally 
known or understood. Instead there was a tendency on the part of the interested public to 
accept a Board decision in a wider context than the case to which it applied. This caused 
some concern to the C.R-P.C. because it believed that the manner in which Board Orders 
were worded was casting doubt upon the way it exercised its authority (Alberta Planning 
Board file 68-C- 148). An example of such an order was written in response to a request 
for subdivision at Chestermere Lake. The subdivision proposal, which involved the division 
of 10 acres into cottage lots, was conditionally approved subject to the provision of 10 
percent of the land in public reserve. When the condition was appealed, the Board 
determined that adequate reserve land had been provided in previous subdivisions, and that 
to require more "would be u/tra vires of Section 19(6) of the Subdivision and Transfer 
Regulations”. This decision was made on December 19th and by January 10th the minutes 
of the C.RP.C. subdivision committee record the following: " The commission in its 


discussion did not question the wisdom of the Board's decision, but rather the wording of 
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the Board Order... The commission observed that under Section 19(6) of the Provincial 
Subdivision regulation it is mandatory that the commission require the dedication of 
reserve land in the circumstances attendant upon this application. It appears that the 
Provincial Planning Board...simply decided to relax the Provincial Regulation...but this is not 
stated in the Board Order. Rather, in the way the Order is written it is implied that the 
commission made a requirement beyond the authority of the Regulation and thus acted 
improperly, which is not the case”. The chairman of the C.R.P.C. was requested to write the 
Board in an effort to have the Orders made more 'politic’. In that letter he explained that 
"the Commission's protest is not caused by the substance of the Board's declaration...it is 
purely a matter of appearance, and the commission's natural desire is not to seem to be 
exceeding its authority or making unreasonable requirements, particularly in cases where 
its decisions are limited by provisions other than its own”. It was a reasonable request but 
not one that would have been made if the Commission had not believed that its authority 
was being compromised or was likely to be compromised. After the Commission's 
complaint there is some evidence that the Board Orders were more judiciously worded. 

In some instances the Municipal District, too, made demands that had the potential 
to alter long range planning goals. In re late 1960's and early 1970's, for example, the 
municipal council began to demand the dedication of public reserves for subdivisions near 
the city of Calgary, irrespective of the size or extent of the subdivision request. In one 
case (Alberta Planning Board file 72-C- 177) a landowner proposed to subdivide one 
20-acre parcel from a quarter—section for which an outline plan had been prepared as a 
first step towards the subdivision of.eight 20-acre lots. The C.R.P.C. approved the request 
subject to a condition that an internal access road be changed and that public reserves be 
dedicated in full. The latter condition was imposed by the Municipal Dieter which also 
stated that if the landowner preferred he could give the municipality cash—in—lieu of the 
16-acre site. The Municipality additionally said that the cash—-in—lieu would be calculated at 
$1000 per acre. The landowner claimed that S500 was more nearly the market price of the 
land and no compromise was reached. The matter was then taken to appeal. 

The Board determined that a single 20-acre subdivision would not increase the 
density of the area to any appreciable extent. It overruled the advance provision of 


reserves, but reaffirmed the other conditions requiring the landowner to be responsible 
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for internal road construction. 

A plausible reason for the Municipality's demand lay in the fact that territory near 
Calgary was under threat of annexation. Landowners were therefore given the option of 
dedicating land (which would increase in value over time) or of meeting the public reserve 
dedication by a cash payment. Clearly, the latter was the preferred alternative for people 
speculating in land. It was also particularly good for the Municipality, which would receive 
cash for land for which it might not have any responsibility in the medium to long term. In 
this instance the Municipality was motivated by short term thinking which jeopardized the 
long term outlook of the C.R-P.C. This, to a great extent, characterized the relationship 
between the Commission and the Municipality. The Board, through its decisions, was really, 
if unconsciously, determining whether long term goals were going to be attained or 


modified by piecemeal, short term considerations. 


5.3.3 Subdivision Proposals Not Meeting Minimum Parcel Size Guidelines 

The minimum parcel size guidelines were important safeguards to the various land 
use Classes Outlined in the preliminary regional plan. They were seen as the primary method 
of restricting the density of subdivision and, for that reason alone, were quite contentious. 
Indeed, compromise solutions were rarely possible. In one representative case (Alberta 
Planning Board file 64-—C- 126) a landowner wished to subdivide a 20-acre parcel from a 
32-acre parcel that was isolated from its parent quarter—section by a railroad right of 
way. The request was refused because the 20-acre subdivision, if approved, would have 
left a residual parcel of 12 acres. This was legally part of the parent quarter—section, but 
because it was also detached the C.R-P.C. treated it as a substandard parcel under the 
preliminary regional plan. The landowner appealed the refusal on the grounds that it would 
cause him great hardship. In advance of the subdivision approval he had sold the 20-acre 
parcel and the buyer had constructed some buildings on it. The original owner had also 
constructed a new house on the 12-acre parcel and now believed that he would be sued if 
he could not convey title to the 20 acres. The Commission and the Municipal District, 
however, were unmoved by these difficulties. Each informed the Board that the landowner 
was aware of the need to get approval before construction was undertaken and so was 


not entitled to a hearing on compassionate grounds. In its decision the Board upheld the 
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decision of the C.R.P.C. and no compromise was offered, demonstrating most convincingly 
that a hardship appeal was a risky defence. The Board also confirmed the minimum parcel 
size requirements of the preliminary regional plan and the Commission's contention that 
parcels made substandard by isolation could not be treated as exceptions. 

In a somewhat similar case (Alberta Planning Board file 65-C-31), application was 
made to subdivide a 5~acre parcel. The parcel had originally been surveyed and registered 
in 1915 by the Canadian Pacific Railway, although no title had been written. The 
Commission opposed the subdivision because the parcel was much smaller than the 
minimum required by the plan. The Board, however, accepted the landowner’s contention 
that the parcel had existed for decades and lacked only a land title. Accordingly, the appeal 
was upheld and the decision of the commission reversed. 

This appeal and the preceeding one are similar in that they ran afoul of the same 
planning regulation. Yet, their different outcomes underscores the fact that the Board was 
not bound by precedent. The two appeals also illustrate that, in making its decisions, the 
Board looked at what it felt was ‘morally defensible’. In the first appeal the appellant was 
supposed to have known the risks of his actions; in the second, it was agreed that, for all 
intent, the parcel existed before the regulation had been drafted. To have declared it 
substandard would not have been morally defensible. 

In another case a request was made to subdivide from a quarter—section a 
9.1-acre parcel that had been isolated by the Trans-Canada Highway. The Rocky View 
municipal planning commission accepted the request in principle, so long as there was no 
direct access to the highway, reserves were deferred by caveat, and the Board relaxed the 
requirements of the Subdivision and Transfer Regulation concerning roadways. The 
C.R.P.C. approved the subdivision but also included a condition that the landowner survey 
his land prior to registration of the subdivision. The fact that the parcel was less than 
one-half the minimum parcel size was not disputed. The dispute that arose concerned the 
survey requirement. 

At the appeal hearing the Board was "of the opinion that the conditional approval 
subject to a plan of survey [was] out of order”, primarily because the municipal planning 
commission's approval had not demanded it (Alberta Planning Board file 66—-C-31). Rather 


than sending the application back to the C.R.P.C. the board relieved the landowner from that 
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responsibility. The intriguing element of the case, however, was that none of the three 
planning agencies was concerned about the substandard size of the parcel. That was a far 
cry from past appeals where parcels of 12-acres had been refused. In addition, this 
parcel was in the primary reserve area, yet the reserve dedication was deferred and 
service road requirements waived. It can only be assumed that the parcel was deemed 
suitable for country residential development. But that, too, was contrary to land use 
designations for the area. While this case is not indicative of most it does show, once 
again, that precedent had little or no bearing upon the outcome of appeals. It also showed a 
remarkable lack of consistency among the three levels of planning authority. Such a 

- situation was hardly likely to inspire confidence in any of the authorities or, for that matter, 
the policies and procedures they were supposed to defend. 

In a somewhat similar case a landowner requested that a 10-acre parcel be 
subdivided into two 5~-acre parcels. The land was classifed ‘extended urban and the 
minimum parcel size was 20 acres. One parcel was intended for residential use and the 
other for an equestrian stable. The municipality was opposed to the request because 
equestrian stables were classified as ‘rural commercial’ uses, and so were not permitted 
under the development control bylaw. The C.R.P.C. refused the request for that reason, and 
because the parcels were under the minimum size. At the appeal hearing the landowner 
claimed that there were numerous 5~acre subdivisions in the vicinity. The Board rejected 
the appeal and, while it did not furnish reasons for its decision, It is reasonable to assume 
that the development control bylaw figured more prominently in the decision than the 
minimum parcel size regulations. 

Yet development control criteria did not consistently affect the outcome of 
appeals. In one such case a landowner proposed to subdivide a 20-acre parcel from his 
Quarter—section. In essence this was a farmstead isolation request. The proposal was 
opposed by the municipal district and by the Commission because the parcel was below 
the muncipality's newly-adopted regulation that the minimum parcel size must be 40 acres. 
At the appeal hearing it was ascertained that the landowner obtained permission to 
subdivide the parcel two years previously but had not acted within the 12 month period 
that his permit had effect. In addition, the parcel size regulation had not been approved by 


the Planning Board, a point that figured prominently in the outcome of the appeal. The 
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Board stated that the regulation had "no force or effect” (Alberta Planning Board file 
67-C-122) and thus upheld the appeal. It appeared that while the Board was prepared to 
make subdivisions amenable to the Municipality it was not prepared to have subdivision 
controls drafted and implemented by them without prior approval. That such approval was 
necessary underscores the Board's position of power with respect to most matters 
concerning land subdivision in Alberta. 

Still, this first unfavourable reception did not deter the Municipal District and the 
C.R.P.C. from using the 40-acre ruie again to refuse a subdivision request. In this instance 
the subdivision request was for two 40-acre parcels which would have left a residual 
parcel of 20 acres. At the appeal the Board reaffirmed its position that the opposition of 
the Municipal District and the Commission's refusal were baseless as they had not first 
obtained the Board's approval for the regulation. Accordingly, the appeal was upheld, on 
condition that a service road was constructed at the landowner's expense. 

Written communications prior to the appeal indicated that the landowner's lawyer 
was taking ‘strong issue’ with the imposition of the 40-acre minimum parcel size. The 
matter was finally resolved by a further appeal, again involving arequest for two 20-acre 
parcels. The half-section involved had previously been the subject of an outline plan 
indicating sixteen 20-acre parcels, ANS of which had been granted. At the hearing it was 
found that the commission did not consider itself bound to its prior approval of the outline 
plan for the quarter—section. It was also found that the specified parcel size for the area in 
the preliminary regional plan was 20 acres and that the landowner had sixteen options for 
purchase for his parcels. 

The Board Order again determined that the regulation was invalid and that the 
C.R.P.C. had erred by refusing the application. Instead of allowing the subdivision, however, 
the Board declared that it could not render a decision. The Board, it seemed was not going 
to give any validity or legal standing to this particular instrument by ruling upon it. The 
Order instructed the C.RP.C. to review the matter in terms of the Planning Act and the 
Subdivision and Transfer Regulation, ‘wherein policies had force and effect’. 

The 40-acre policy was, of course, a special circumstance but the Board revealed 
its particular reliance upon the Subdivision and Transfer Regulation and the Planning Act. It 


was the Board's job to uphold the two sets of statutes, but it must be remembered that 
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neither body of laws expressed the breadth of procedures found in the preliminary 
regional plan. Thus, simple reliance upon the Act and the Regulations amounted to a defeat 


of the preliminary regional plan and even to the exercise of regional planning. 


5.3.4 Subdivision Proposals Not Meeting Land Use Guidelines 

The land use classes represented a synthesis of numerous planning policies. That, 
alone, increased the likelihood that they would be contentious, and it was often difficult 
for the Commission to defend them. The objections of private individuals were strong, so 
the outcomes of appeals concerning subdivisions that were refused or conditionally 
approved because of land use class guidelines really determined whether desired planning 
objectives could be obtained in a particular way. In effect, the preliminary regional plan 
was predicated on the application of the land use classes and their reception in large 
measure was seen as determining the reception and outcome of regional planning. 

The first appeal lodged before the Board was a proposal to subdivide 20 acres 
from a quarter-section in order to give the Department of Forestry title to a divisional site. 
As was their perogative as a provincial body, the building had been constructed without 
municipal or other planning approval. When the sudivision request was made, the Rocky 
View municipal planning commission recommended that it be refused, as the light industrial 
character of the land use was contrary to the provisions of the preliminary regional plan. 
The C.R.P.C. therefore had no choice but to refuse the subdivision application but the 
Board overruled the Commission. It might be suspected that the Municipal District was 
concerned to register its disagreement with the provincial practice of building first and 
asking questions later. For the C.R.P.C., however, the main issue was the appropriateness 
of large-scale developments in relation to the land use class guidelines. An extension to 
the existing cottage development at West Cochrane Lake illustrates this nicely. 

West Cochrane Lake was the site of a cottage development that had been the 
subject of a 1961 appeal. The Board Order specified that when 60 percent of the lots had 
been developed the landowner could request additional lots and in 1966 that was done. In 
the meantime, however, the preliminary regional plan had come into effect, and did not 
permit summer cottage development at West Cochrane Lake. The municipal zoning bylaw 


also failed to make provision for that class of development at the lake. Accordingly, the 
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subdivision request was opposed by both the municipal planning commission and the 
Regional Planning Commission. In particular, the C.R.P.C. refused the request because it was 
contrary to the preliminary regional plan and to provincial health regulations. 

At the appeal hearing the Board ascertained that the proposed addition of lots did 
comply with provincial health regulations; the Provincial Board of Health had issued a 
certificate to that effect. The landowner also said that he was entitled to consideration of 
new subdivision because it was specified in the original Board Order. He further maintained 
that the area was ideal for cottage development and that general improvements, such as 
piped water, lamp standards, a community hall and boat docks, had been provided. In 
essence, the Board concurred, noting that there was “at least, a moral obligation to allow 
the developer to develop a limited number of additional parcels that could be served by 
existing utilities and roadway facilities "(Alberta Planning Board file 66—C-—3). In the Board's 
view, the preliminary regional plan failed to recognize that “large sums of money have been 
expended by the developer at the subdivision in the way of utilities and road facilities 
because of the conditions attached to Board Order 526/61." The developer was therefore 
granted permission to subdivide an additional 44 lots, with the understanding that 
development would then be complete and no further subdivision requests would be 
entertained. Above ail else the Heeiicn was a pragmatic one, yet it begged a vital question. 
If the C.R.P.C. was overstepping its authority by limiting development at West Cochrane 
Lake through the preliminary regional plan, could it be considered to have any power to 
limit subdivision through plan provisions? 

As the sophistication of subdivision proposals increased, their size, too, tended to 
increase. In one case a developer proposed to subdivide from a 320-acre parcel, four 
40-acre parcels and 52 half-acre lots for the creation of a summer hamlet. The 
subdivision was intended to be phase one in a development which, when completed, would 
have featured seven 40-acre parcels and 80 half-acre lots. In addition, the landowner 
proposed to dam Dogpound Creek to enhance the recreational potential of the 
development, though he added that this action was not of prime consideration should it be 
strenuously objected to. Furthermore, the developer said he would raise the lot size to one 
acre if the authorities were more amenable to that. In any event, the landowner claimed that 


the development would be for part-time residential use as it was too far from Calgary to 
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allow routine commuting and natural gas was not going to be supplied, thereby increasing 
the difficulty of heating the dwellings for winter use. 

The Municipal District of Rocky View tabled the subdivision application in order 
that it be circulated for comment, and made no determination with respect to the 
development's appropriateness under the land use bylaw. The C.R.P.C. refused the 
application while it was tabled by the Municipal District. In the refusal the commission cited 
the lack of municipal approval for the development and stated that it was contrary to the 
preliminary regional plan. The commission further questioned the suitability of the creek as 
a base for a high density resort development and stated that an outline plan should have 
been submitted first, to allow the municipality and the commission to contribute to the 
planning of the development. The owner, not surprisingly, denied the need for this step. 

The subdivision was of a scale that aroused much attention. At the hearing the 
Municipal District of Rocky View and the C.R.P.C., the Red Deer Regional Planning 
Commission, the Water Resources Division and Fish and Wildlife Division of Alberta 
Environment were present, as well as the Department of Agriculture and other interested 
parties. The Fish and Wildlife Division was concerned that the construction of a dam on the 
creek would adversely affect stream flow, water temperature, fish stocks and siltation. 
The Water Resources Division was concerned that the dam would increase flooding 
potential of the creek. The Department of Agriculture's concerns centered on the pollution 
of the creek and the problems of weed control. Ranchers in the area opposed the 
development for many of the same reasons and included even more, such as increased 
fire hazard, cattle rustling, destruction of pasturage and the inadequacies of the road 
system. In the face of this overwhelming opposition the Board denied the appeal for three 
reasons. First, there was inadequate provision of access to the lots; second, the Municipal 
District of Rocky View had not considered the development in terms of its land use bylaw; 
and, third, the possible pollution of the creek had not been properly addressed. The Board 
Order did not state whether the proposal should have been submitted in the form of an 
outline plan. That, by its omission, left the way clear for other schemes to be submitted to 
the commission and thence to the Board without any prior investigation of their potential 
impacts upon their local environments. Yet, the expression of concern about the possible 


pollution of the creek showed a willingness on the Board's part to support environmental 
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policies, much as it supported the Department of Highways. 


5.4 Appeals Arising From Other Causes 

The majority of appeals arising from causes other than the preliminary regional 
plan, contravened regulations or policies of agencies other than the Regional Planning 
Commission. Indeed, it is an ironical twist that the Gommission had to refuse subdivision 
proposals that did not necessarily run counter to its own policies. The C.R.P.C., however, 
was but one of the agencies with an interest in the subdivision control process. These 
appeals show quite clearly how that process was used to further the objectives of the 


local municipality and various provincial bodies. 


5.4.1 Subdivision proposals approved subject to Municipal District road construction 
provisions 

The scrutiny of subdivision proposals was not limited to checking that the 
preliminary regional plan was respected. Increasingly, in the 1960's, the Municipality 
looked upon the subdivision approval process as an opportune time to review its supplies 
of facilities and services with respect to the probable increase in demand that the 
subdivision would occasion. Frequently, this review would end with a request by the 
Municipality for roadway construction, usually as a condition of subdivision approval. 

In these matters the C.R.P.C. would append its approval with conditions specifying 
road construction and where these matters were appealed it was not the judgements of 
the Municipality that were challenged but the authority of the Commission to enforce the 
conditions. 

In Alberta Planning Board case 64-—C-54, a landowner proposed to subdivide a 
40-acre parcel into two 20-acre parcels for country residential use. The parcels met the 
criteria of the Subdivision and Transfer Regulation, as well as those of the preliminary 
regional plan and the municipal district. The subdivision proposal was approved on 
condition that the landowner construct roads along two sides of his parcels and provide 
access to the unsubdivided balance of the quarter—section. It was the last detaii that the 
landowner disputed and lodged an appeal over, claiming that it would involve a great deal 


of hardship. While only about one-half mile of road would have to be constructed, it 
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would have to pass over a waterway twice and at each location a $10,000 bridge would 
be required. In addition, the road building would require grading and clearing that would 
cost another $10,000. The owner further said that adequate access to the unsubdivided 
portion of the quarter—section could be gained through another route. 

The road-building condition was not authored by the C.R-P.C.. It was attached to the 
subdivision approval by the municipal district $o that it might be relieved of future 
road—building demands. The municipal district was aware of the potential difficulties faced 
by the landowner, yet it was also aware that the land was adjacent to the Sarcee Indian 
Reservation and that if the Band so wished they could demand that the road be 
constructed, in which case the municipal district would be obliged to comply. Since the 
road would serve the landowner's property, the M.D. believed he should be liable for its 
construction. 

At the appeal hearing it was learned that the estimated selling price for each of the 
parcels, for country residential use, was about $12,000. In consideration of that, the Board 
varied the decision of the C.R.P.C. and made the landowner liable only for the portions of 
the road that were to serve the two parcels. It also stipulated that future subdivisions 
would have to have their road accesses constructed prior to a subdivision request. In this 
instance the Board achieved a compromise whereby it supported the aims of the municipal 
district but also removed the element that was chiefly onerous to the landowner. Tacitly, as 
well, it approved the use of the subdivision approval procedure as a means of 
implementing local policies related to land development. 

In general the road—building conditions were hotly contested, as the following 
appeal illustrates. In this case the proposed subdivision was to separate a 100~acre parcel 
lying south of the Elbow River (see map no.7); the balance of the parcel was to the north 
of the river. The prospective purchaser of the land proposed to use it for a country 
residence. He applied for subdivision and the request was approved by the commission 
subject to several conditions, including the construction of a road to serve the portions of 
the quarter-section lying beyond his parcel to the west. It was the latter point which was 
opposed and caused an appeal to be made to the Board. At the hearing the appellant stated 
that he believed that all of the Commission's requests had been met prior to the subdivision 


request. He also maintained that effective access to the neighbouring portions of the 
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Quarter—section would be assured because the owner of that land owned other parcels 
immediately adjacent to the contentious one. Finally, the appellant argued that any road 
building would impose considerable hardship upon him, especially when he was not going 
to be in a position to profit from the road. The Board agreed and overruled the 
road-building condition until further subdivisions were requested. 

The C.R.P.C. accepted the Board ruling but the Muncipal District was still rather 
concerned that it could be required to construct the road a a future time. It considered 
that the Board Order effectively allowed a parcel to exist without proper access. That was 
not a problem for the municipality as long as the land was undeveloped or if subdivision 
was requested prior to development. Road construction could be made conditional to any 
subdivision approval. What chiefly concerned the Municipal District was that if 
development was undertaken without a request for subdivision, it could then be faced with 
construction. The M.D. therefore requested the C.R.P.C. go back to the Board for an order 
clarifying the Municipal District's obligations. The board was asked to "amend its Order and 
provide the condition that [the original landowner] shail enter into an agreement with the 
Municipal District..as to his acceptance of obligation to construct the road in question 
should he require it for any purpose” (Alberta Planning Board file 64-C- 100). The CRP.C., 
however, was in a difficult position: 

This type of referral back to the Provincial Planning Board is 
bothersome, not only to the Board but also to the private citizens 
concerned, the Municipal District, and of course the planning 
commission. It is wondered whether some procedure can be 
worked out to ensure that conditions of this type, which would 
normally be included in local approval, if approval were granted, 
might be brought to the Board's attention for inclusion in a Board 
Order. This might be difficult to achieve, but at least there should be 
some provision made in a Board Order indicating to a successful 
appellant that there might be local requirements which are not 
contained in the general approval given by the Board in its Order. If 
this were done it would at least provide against an inevitable feeling 


by the appellant that the local authority is asking the Board [to] 
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change its decisions and throw in a lot of conditions which the 

appellant may feel by this time the local authority is not entitled to” 

(Alberta Planning Board file, 64-C- 100). 
The last statement was underscored by a new Board Order imposing the responsibility for 
any future road construction upon the original landowner and not the Municipal District. 
That was followed very shortly by a third Board Order which extinguished the previous 
Orders. The original landowner had challenged the second Board Order before the 
Supreme Court of Alberta, and the Court had ruled that the Board had exceeded its 
authority. As aresult of the second Board Order the original landowner failed entirely to 
cooperate with the Commission or with the buyer. Particular aspects of the approval were 
still to be worked out and the subdivision could not be finalized until they were. The buyer, 
at that point, took the original owner to court in an effort to conveyance the land title. 
Apart from other points, the Chief Justice of Alberta instructed the Southern Alberta Land 
Registrar to issue a separate title for the 100 acres.That created the subdivision without 
adherence to any statutory planning provisions. The C.R.P.C. made no attempt to have the 
decision vacated but it stressed to the Attorney—General’s Department that in any case 
where the planning statutes were liable to abrogation the affected pianning authorities 
should, at least, be notified. . 

This case perhaps more than any thus far, illustrated the potentially awkward 
relationships among the various agencies involved with planning. The Municipality was 
seeking to limit its financial liability through subdivision controls and the Board, through a 
lack of understanding or oversight, failed to provide support. The Commission's appeal to 
the Board to recognize that its Orders did not specify the full range of local conditions 
appeared very straightforward, but at what point were the local conditions to be subject 
to higher scrutiny or variance? The court challenges were not particularily against any of 
the conditions but against the methods employed to make them binding. The judicial system 
compounded the difficulties by not requesting the representation of any planning 
authorities at either of the Supreme Court appeals. Clearly the people involved were not 
guarding the public interest. Where those interests were stated they were put forward in 
an ineffective manner. Above all else, the case illustrates the need for all involved parties 


to coordinate their actions. 
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As experience with the locally imposed conditions was gained there did seem to be 
an increase of coordination, of sorts. More appeals went to the Board for final 
adjudication. In one particular instance involving a road-building condition, this seemed 
quite trivial. A proposal to subdivide a 40-acre parcel into two 20-acre parcels was 
approved on condition that the landowner surveyed and dedicated a 66—foot wide 
roadway. The Subdivision and Transfer Regulation required the survey and dedication in the 
circumstances, but the landowner claimed he would be made exclusively responsible for a 
roadway which would serve neighbouring properties and that that was unfair. In response, 
the Board tabled the appeal to allow the landowner to negotiate with an adjacent 
landowner about sharing the roadway dedication. The negotiations were successful and 
the subdivision was approved. Since the major issue in the case was small and not 
particularly contentious, it must be wondered why the dispute could not have been handled 
without an appeal. This type of appeal fosters the suspicion that the Commission may have 


considered it easier to have such cases dealt with by the Board. 


5.4.2 Subdivision proposals approved subject to Department ofHighways limitations 
and provisions ; 

The extent to which the Bebactmient of Highways altered subdivision requests was 
quite unexpected. Its conditions appended to subdivision approvals constituted the largest 
proportion of appeals in this period. It would also seem that the plans of the Department 
were not well known to other public agencies, and so were poorly integrated with other 
land use plans. 

An example of the dichotomy between the commission's view of acceptable land 
use and the Department's view concerned a strip of land in the Springbank area, 
immediately west of Calgary. A landowner (see map no.5) attempted to have a 
quarter—section subdivided into highway commercial lots along the Trans-Canada 
Highway, with country residential lots on the balance of the land. Subdivision proposals for 
the land dated back to 1959 and included 6 different land uses. Two previous appeals to 
the Board had been denied as they contained breaches of local and provincial development 
conditions. Nonetheless, the landowner persisted. Late in 1966 he submitted a request for 


8 highway commercial lots adjacent to the highway. The C.R.P.C. refused the application 
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because the lots were smaller than required by the preliminary regional plan and access 
problems were anticipated. An appeal was also unsuccessful, but the Board Order noted 
the landowner’s extreme difficulty in obtaining subdivision approval. In an unprecedented 
act, the Board specified the nature of a subdivision it would be prepared to approve. It 
advised the landowner to request that the entire parcel be subdivided into 20-acre parcels 
for country residential use, the parcels to be reached by a road allowance without access 
to the highway. Highway commercial lots, it said, could be considered later, after the 
Department of Highways had finalized its access plans for the area. 

The role of the Department of Highways in this and other subdivision appeals was 
decisive. In this case the Department had declared a virtual halt to subdivision activity, but it 
was left to the C.R-P.C. to implement the ban. The Board also seemed unwilling to challenge 
the Department's expectations, although it had ample opportunity to do so. Yet it was 
prepared to grant subdivision if the matter of highway access could be avoided, and in 
telling the landowner what it would accept, it effectively circumvented the C.R.P.C.'s 
authority. 

Conditions of road access and construction are issues which can be identified with 
the public interest with comparative ease: hence, they are easily promoted. Case 66-C-35 
began when a landowner becuase ee sion approval for two 20-acre parcels fronting 
onto highway 2A. Six 20-acre subdivisions had previously been approved on the 
quarter—section but the C.R.P.C. requested the comments of the Department of Highways. 
The Department replied, "These 20 acre parcels are a particular problem on this portion of 
the highway where we will be required to establish freeway standards in the very near 
future. Even with the provision of a service road, they create a demand for direct access 
onto the highway which is very difficult at times to refuse. We are in general disagreement 
with the establishment of 20 acre parcels along this section of highway, our primary 
argument being that they are not agricultural parcels within the intent of the Subdivision 
and Transfer Regulations and that the actual intent is to establish residential 
parcels’ (Alberta Planning Board file 66—C-35). 

The C.R.P.C. made no response to the comment but it did solicit from the 
landowner a detailed plan of subdivision for the entire quarter—section. The landowner 


claimed that he had no intention of requesting more subdivisions and refused to furnish a 
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plan. The commission therefore refused his subdivision request, claiming access probiems. 
At the subsequent appeal hearing the Department of Highways furnished a plan of 
recommended access for the group of subdivisions (see map no.8)}, including a service 
road and two intersections with highway 2A. The plan also showed a road running into the 
centre of the quarter—section to supply access to the interior should there be adjacent 
subdivision. The Department's intent was to limit the number of accesses and eliminate 
road allowance intersections with the highway. The Board embraced the Department's plan 
and made it conditional to the approval of the subdivision request 

While this case was routine it shows the faith placed in the Department of 
Highways by the commission and the Board where roadway planning was concerned. 
Rather less faith seems to have been put in the Department's estimation of the 20-acre 
parcels with respect to the Subdivision and Transfer Regulation. It is important to note, 
however, that lack of attention, by both the Commission and the Board, to the end use of 
the small parcels was causing concern. - 

A rather similar appeal involved the creation of a 27.5-acre subdivision which was 
refused by the commission because its planned access to a highway was considered 
dangerous. The landowner appealed that decision and, at the Board hearing, said he would 
move the access to a more Sie ioeation if that was necessary for the subdivision 
approval. Then, however, the Department of Highways announced that it had dropped its 
objections to the access as originally planned. Accordingly the appeal was allowed. The 
point to stress here was that the Commission made its decision on grounds that were 
thought to be important to the Department of Highways, only to lose the Department's 
support when the matter was put to the test. This suggests that communications between 
the Department and the Commission were not particularly good. 

In another example of an appeal where lack of communication was a factor, a 
landowner proposed to subdivide a 60-acre parcel from a quarter—section for country 
residential and grazing use. The request was conditionally approved by the Commission. 
The conditions concerned the deferred provision of reserves and the widening to 100 
feet of a service road adjacent to the subdivision. Both conditions were appealed to the 
Board. At the appeal it was learned that the road widening condition was authored by the 


Department of Highways. The landowner questioned the need for the road widening, 
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explaining that at each end the road would narrow again to 66 feet. The Commission 
argued that it had no latitude in demanding the widening. The Subdivision and Transfer 
Regulation and the Department of Highways both specified the condition. That point was 
acknowledged by the Board but it decided to relieve the landowner of the immediate 
road-widening construction as long as he dedicated the necessary right-of-way. The 
decision was not contrary to the Subdivision and Transfer Regulation or to the future 
needs of the Department of Highways, but it was a compromise that altered the 
Commission's role in the service of the Department of Highways’ goals. 

For the appellants involved in subdivision disputes the Department of Higways' 
conditions were virtually unalterable. In another appeal a proposal was made for the 
subdivision of a quarter—section into two 80-acre parcels to be subsequently subdivided 
into 20-acre parcels for country residential use. The quarter-section was bordered on 
one side by the Trans-Canada Highway and the C.R.P.C. specified as a condition of 
approval that land be dedicated for a 100 foot service road. That condition was appealed 
and at the hearing it was found that the Department of Highways required the road 
dedication as there was to be no direct access to any of the parcels from the highway. In 
addition the Department said that future roadway improvements also prompted the 
requirement. Accordingly, the Board denied the appeal. 

It can be seen that the Board reacted less generously to appeals against 
Department of Highways’ conditions than to any other group of appeals. In case 70-C-11 
a landowner proposed to subdivide from about 152 acres, two 20-acre parcels for 
_ country residential use. The Rocky View municipal planning commission recommended 
approval of the subdivision, subject to several conditions. The C.R.P.C. accepted the 
recommendations and approved the subdivision with the additional condition that a 
125-foot wide strip at the front of the quarter-section be surveyed and dedicated for 
road widening and service road purposes. All existing access points with the adjacent 
highway were also to be removed at the landowner’s expense. He was to negotiate with 
the Department of Highways regarding the highway widening before he could register his | 
subdivision. 

The landowner appealed ail the roadway related conditions. The Board decision, 


however, left them all intact, except for the one requiring the removal of the access points 
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within the highway. On this point, the Board observed that, "under the Public Highways 
Development Act the Department of Highways and Transport can remove any existing 
accesses onto the Trans-Canada Highway” (Alberta Planning Board file 70-C-1 1). In short, 
the Board was in agreement once again with Department of Highways criteria, except to 
the extent of making an individual remove accesses when there was no immediate need to 
do so. Still, this case reveals, better than any previously described, the extent to which 
subdivision control was used to effect various other land-related policies of the provincial 
government. 

The use of subdivision control to advance related land use policies led to appeals 
that posed awkward questions about the entire issue of variance. In case 69-C-118, it 
was proposed that a landowner subdivide, from a half section, about 51 acres for a 
mobile home park. The land was situated immediately west of the City of Calgary on the 
Trans-Canada Highway. The Municipal District had recommended subdivision approval with 
conditions which the Commission took into account when they, too, gave conditional 
approval to the subdivision. The conditions were that the developer be responsible for 
construction of roads to municipal standards, the deferral of public reserves by covenant, 
and the realignment of the parcel boundaries so as to prevent any development within 
1000 feet of the Trans-Canada Highway. Additionally, there was to be no direct access 
from the highway to the development. It was the condition requiring the realignment of the 
parcel boundaries that was appealed to the Board. 

Through the appeal hearing it was learned that the landowner had planned to 
develop a nine-hole golf course between the trailer court and the highway. Not being 
allowed to develop within 1000 feet of the highway effectively ruled out the golf course. 
The Board noted that the Public Highways Development Act governed development within 
1000 feet of a numbered highway and that even if it approved the subdivision the 
landowner had no assurance the Department of Highways would issue a development 
permit. The fact that the Board could have ruled in favour of the appellant but that would 
not have guaranteed him any right to develop his land, posed an interesting question. Did 
the Board reaily have final and binding planning authority? Clearly, in this case, it did not. A 
further question was who or what body was designated to grant variance from the 


provisions of the Public Highways Development Act. 


evewngir! oldu srit tebne tent pa VEe 


ie 


us 
~ 


pNitgiks yrs avosze7 NRO MOORE BRR SYS MIRNY 1m, 
fede at in ali? bused pala ereCial ys 


of bean etambemeni cn 


atiqeues abetno eyenripit to An RaeGrtiw nigns & 


WS Tar! MST SESREIOS BOE 
_* 

sir of I6IXxXe. Ste QAOSesey 
lniamnyvord ony’ 


- 


lauoivata vie rer? itech 


Fre} eT. A 
! 
712100 beteies—bAsl TSS auorey Jlo“lis oF Pee eae 
iSG@Cib. O 


<t i ie 
1 bo! esinlog eau bust Hereletedenvhe orletiby rosa Noes 
e ‘O-89 8269 n OR IRV 1S Sai TAD Aft bG QS 
SAC) za toR TC MUO, 
BAN 


sifose Verte mow: ehiviodie Tent 
YO G2 


189 40 vier Fo, fanw (/sretSerim: neti sed ee Bh 
ew ibde-bebherimadesbad 4a EAiginyOHT 9 
BNnatioOnos Svan oo] 


ul ut @ 
ICT ag 


Ne 


Vont 2Ssriveaniieoas. aA 


cot ne seein 
31 88, G sia Veb oft isk sisi anortibngs any 4c 
Sea K 


dud tg mot ay eat 2b gbrinte salary 


ne never Oh 2s ae Belted eveael' to. 
Sob of so ot daw ahs 
cry nripiiss | ef 


anartt .yinselcaltibi A RWG SpRTinD -enweT midi te 


ost byl 
— 
mi 


AVUpe) Noida’ Bett Baw, diner ata Oty alte ae! 


Sneed anita balstqiie omw felt p 
neig bert yeinwobriel sre heett biockeSt tad :ahealiliaiciagiied oO ? 


Be Two 


ac TOV) vanced Se) BAe tae vali arn.se whe shes tig icdasn : 
‘ao ert tua Helutvievadatts yawaigirt StH 4.987 


ODO! indie Gotavae ot bowl 
rire (heericelaveh bsnravod tah InemaciavEde e\ysvurity))+ lithe orth neett benantpiects ait 


SM? Noteiwibee. any bey sates) ti neve Sectt Soeqmlaiey wowedrnun & te son BOOT 
memqoeves ¢ svez blugw svavenmiee T 12 maMricned gti doniwbes om tert ‘enworrvel 


Ghuow Mint tud Tasiiagas sth to Wwoved ni Bell? 6¥sed Divos hkOe aft teehee ant seneq 
Hes tem 


~~ 
ba nouesup onileaainl ne hezoq Shel 2ihdole tad Gr tels yes rT Care aD @ieRtt TOF 


ATS Sit t S269 2irtin yield. \yihneAuehining|¢ crisnie oneal? aver vilgese 208 ert? 
ABT b 


 H 
IRE ACT SONKiE” TNs Or DaTERIeRR egw DbOd teriwe 4a chy sew mOtRSUD varinut ) 
_ AINEhaciEvEH 2 yawcigih alu ert hoengigiverd 
a 


| 
Le 


90 


The relationship between the Board and the Department of Highways was further 
complicated in that in certain areas, the Board could and did overrule the Departments’ 
wishes. In one representative case the landowner operated a filling station and had his 
home on a 3.56 acre parcel immediately east of the corporate limits of the City of Calgary. 
The landowner wished to subdivide his parcel so that his home and his business could be 
located on separate titles. This would save his home from being seized should his business 
become insolvent. The Municipal District was not opposed to the subdivision request since 
their development control bylaw showed the gas station site to be ‘highway commercial’ 
and the home site to be ‘country residential’ land use. The City of Calgary, however, 
opposed the subdivision, as did the Department of Highways. The latter claimed it had 
long-range plans indicating that a proposed ring road could possibly deny access to both 
parcels in the future. For that reason, and because the development was contrary to 
Subdivision and Transfer Regulation concerning the location of commercial facilities 
adjacent to highways, the C.R.P.C. refused the subdivision request. 

Of particular importance to this case was the fact that no construction was to be 
undertaken. All that was asked for was the legal reorganization of an existing development. 
The Board ascertained that the filling station had been built more than thirty years before 
the subdivision application and that ie municipal district had no complaints regarding the 
development or its access. Access, it was maintained, was guaranteed by existing road 
allowances. The only unresolved point, then, was the Department of Highways’ contention 
that all access to the property could eventually be jeopardized. The Board was little 
concerned about that eventuality, since all parcels have to have legal access and any future 
road development would have to account for the parcel. In this instance the Board did not 
think the needs of the Department of Highways were sufficiently great to deny the appeal. 
In addition, there was little point to not approving a subdivision that was, for all intents, an 


accomplished fact. 


5.4.3 Joint ownership subdivision proposal appeals 
The joint ownership of buildings, land and businesses is a very old practice. Yet the 
joint ownership of land in certain types of rural residential developments posed 


considerable difficulties for the regional planning commission. Indeed, many subdivision 


redtut saw eyawripin io UnemmageG Sr beng Nae ad, 
atrarcrwanG oer aievc bib GAR DIRS ame ert geet 
ait Bart One nouETe CAN? DERSGOOMINIRIAS! att weet 
ymapieD lo vid ort 20 stirs) stmOgion aay Fo sees yharetioenl: 
ad hya> eannicud ait ons one hse os eS tee eit evade a 
s2yhiews cir biver? hasienemadeneyy Benod aid « ee 


Sonia. cesupe) Va /ibaue srt of beRGagaon caw rohaeie ia 
Bip ores yevyriow! 60 a) ‘shia renga: £y bahhawode iioubtien 
even viene t to vil nae Sou Hel Taito de yueog 0 2 me omer 
avi 1) persion’ ot ot éyevnagi ip PCarereRey Pid hilar 
MOF OF 2esase yee yldibage Dues GemN HCN hetbyoms: es gain 
ids sew The ndote 6 SAB LASEe bem Aceh Gs aght 14 § 
2HiHiAS? lanes 1S HOUR ROE ghrgitrhadd - cnyipeagga ) 
| ; te D067 | anivViRvE eS heap bon oD Sead onthe OF 
ydior es neitouatenos Oaveld 148 t Ai aay GaMY eid OY slireiteia dc alata 
amqoiey 35: BAN giKe We Te tie > (Mex Gil IS? babel: At 2h 07 Deseh eww, verte WA 
avoided sway Yrs niet i eo Mie Aged usd Hotei2 Oo. sey tart t | 
“Nha 
ety QD iqge. grusinman On Bee rae Jeetiorrrs ert), jot} Hig note 4 
bee 1 OWeiKe vO Reina Saw OTR ROY ti. saanoA ARM 
ine tes >VEVTinH TO Inemineged ere aba Cee | Joo taNom ine maT echo, a) 
tals caw Boe SH beSip meee $3 AuskrBy 5:0u 99 DIO weit of gapaga ts tere 
2tulut von one eseooe lapel evan ot OVEnsieo OM acts Wimeneys sorts lie oeerincric =” 
| | 
10M bib bases erit eoredarl gilt mH jooteoant WOT ues.te 3) 0087 big IneIgdteveb bec 
IRSGGS OM? YNeo Of Iga. vidal huaahaw epsintpid to inertia quad art to ehaer wrt! Ann” 
he 2a ie.wo7 sew fed nntibeha d peerage 160 oF ined sini eaw ener? moiiibn a. 
tot pansitgmooss 


& 


sleags tedoQora ASigs vildue qitenemwe Iniob EAE 

WIE’ shiTos 4 bic vray s 2) easeeniayd tne Ban) aptionue ee om 4 

Bewoq atoenquisvEth intreiciteiiRAY? 49 aeay? rierre> Mtmal te Qe TWS Bien} 
Aeiwdye yrern al NoingIMMAD pninnsia larinege* ol) \ot genalt tie wovmbinton | 
<i, | ie 


a) 


a 


Si 


proposals that involved joint ownership eventually went before the Board for adjudication. 
In the first case of this type a landowner proposed to create 16 2-acre lots for country 
residential use on 380 acres of land. Each lot was to be privately owned, while the balance 
of the land was owned by each lot holder in the form of an undivided interest. The 
development posed several fairly major problems for the Commission. The creation of 16 
lots at one time was contrary to the preliminary regional plan and access by way of an 
easement to each parcel was not envisaged in the regional plan. In particular, the 
Commission did not have the authority to limit future subdivision of the residual lands or 
the authority to draft development agreements on behalf of the municipal district. 

In an effort to clarify its powers the C.R.P.C. subdivision committee eutlined 12 
recommendations for the development. They specified that the 16 parcels were to 
represent the total subdivision of the land and that road access was to be by right-of-way 
to each lot, with the costs of all road construction being borne by the lot owners. In this 
case the residual lands were to be considered agricultural and registered under one title; 
the 16 undivided interests could then be lodged against the title. In addition, there was to 
be a master agreement specifying the ownership of interests in the residual parcel (which 
were to be limited to only those with lots} and a’ master development agreement which 
was to specify that any future changes to the land or status of development were to 
conform with plans, bylaws and regulations authored by the Commission and the Municipal 
District. The committee's last recommendation was that the matter be referred to the 
Board for its decision. The subdivision request was then refused and the way opened for 
the Board to review it. 

At the appeal the Board ascertained that the proposed subdivision was not on good 
agricultural land and that no dwellings were to be located on a flood plain. It also found that 
the Municipal District of Rocky View was not opposed to the development as long as it 
was not forced to assume liability for any costs incurred by the development. On the basis 
of that information the Board gave conditional approval to the proposal. The conditions 
appended to the approval were essentially those authored by the subdivision committee. 

The only reason for the appeal was that the Commission was not sure of its legal 
authority where development agreements were concerned. Its legal position would have 


been further undermined if the Commission had approved the proposal when it was 


t 


1 


sttectcliuns gts eur" ait s1eTedinew. iliuone 
yikes YOt ofa) stsa+t OT efRae at beeonova't dbomgl e: 
eorelas efit aiirtw Sanwa 9 vietavingesd: OP-age ‘raf non Beta Aaja 
pT teeter! bebivitny ite he Apia Bit ih ieabiteye! tei 
Af 2s notea sen? neseeirimed prt 1) aMmegove OTP EF id 
ne 'OWsw yo 2eaugs brent lsmaige wASriinrtelerey Bets “or 
oti “i oIMAg ©! Meiq Isi@e Tso qoegRer ing: 298 Ra 
a ‘mits gay ant to noleiwibuue Giekm Ailor wih oruGeert avery 
sohreh tecipinionn Sc %6 Nerted 10 2tnarige ws THemQoravey 7 he 
DSNithUQ Sas 2O OG Chew a) FAL re 2 eVOt sift at 
pavew dientha G? aritean elt Gaaelver? coerigeleyee se 
O-tnight veiad otycewlnes’ ng Geen terror bet may fo" revdivdbdie Inte ari 
eat ott Vid sot chad nodmaneesipdas naicsecats 
sii; ano yee bSneTaipey Dna aire betebiencs St) or avew 2 
Ol 25w event catfibar. ni eit) SNe ARPS OP RDO)ae ierl cinco eee wettest w 
Pipi! lee aes rari etgendrnl to ae yarivoe att iY Tad Rage a 
NoWWw Jfeise lis. ‘nam@qolevasl agveiin | sbi. (stot thw Beats inv? Racin od 
of sev, inaniqotevas To guise vey ieee doreeeiarioy ermurut ona aut yloege Om 
laQISINUM elt bem acesicteios SAF ye Div voieidue, aeiinuge + be ‘onsive ormaey | rn : 
orit at. be pte te4-sc Sartein eet ted oe | — 
108 p panadge yevi att bem bieuten cet migy tine tan beteet SUT epics ah 9 esee a 
: ‘4 —_ | nwetlon or — a ': 
Binto fon as neraivingie, elindiake Bite Dect oermamacee e-apati oninineecge orth rh 
ane DMS? cele tl hyeiQ’ Bgalr eng, easinahahi iret Borns tet: or Tay Orie nat 
126 Oho) 2. fetidolavey Si af adit scan rat VR 4. vovmtete) Ie 
Zieme erlt yO srarmolsuets orit veh eebates Wins Na? yaHidall seat | 
anoienos eT lega4; OicuarttoF IperepEreneiionce Sve DBE anit noite thi: rat Yo 
SAPIMINOS Norivibaur oda, psyornur'sad intel a7ow, avorgge writ oF bebMeggE 
laps) atta oa7eh sew risigelenenes vi tir ao = sed so neeeetyinoedh | 


SVG" SIUOW! HOteOG tspal uit 


92 


contrary to the letter of the two-parcel rule, if not the spirit. In this instance the Board 
Order was necessary to put authority behind the development agreements between the 
developer and the Municipality, and to shield the Commission from the negative effects of 
contravening one of its own regulations. 

The second joint-ownership development to come before the Board from the 
Municipal District of Rocky View entailed a proposal to create 9 lots on a half-section of 
land. Like the previous joint-ownership application it was unopposed by the Municipality as 
long as suitable development agreements could be assured. The Board was furnished with 
detailed recommendations from the Municipality and the Commission in the form of the 
twelve points mentioned in the previous appeal. In the deposition of the case the approval 
was based on the points previously drafted by the subdivision committee. The point to be 
stressed here is that the three levels of planning authority could function cooperatively to 


one another's satisfaction. 


5.4.4 Controversy concerning the C.R.P.C. approval of outline plans 

The final cause of appeals not relating to preliminary regional plan provisions 
concerned the C.R-P.C. and its approval of outline plans. In 1971 the Commission began to 
demand outline plans for many angen aoa The advantages to the Commission of this 
action was that it could evaluate not only the requested subdivision but the future 
development intentions of the landowner. In addition, if the outline plan failed to account 
for Commission policies it could be returned for alteration. The Municipality and the Board 
were entirely uninvolved in the review. The Commission reasoned that there was no right 
to appeal a refusal of an outline plan since it was not a subdivision request. The net effect 
was that landowners and developers had to draft outline plans acceptable to the 
Commission or pass into a kind of planning ‘limbo’ where there was no opportunity for a 
hearing. 

The situation was one that did not remain unchallenged. Landowners and 
developers were concerned for obvious reasons but the Board, too, was concerned that 
they were being treated unfairly, if their right to appeal was denied. The situation also gave 
the C.RP.C. the opportunity to demand very much what it wished where outline plans were 


concerned. The matter reached its climax in May 1971 when the Board wrote to the 
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Director of Civil-Law for the Attorney General's Department, in the following vein: 
"The Board recently heard three appeals in Calgary in which the 
approving authority had refused the approval of an outline plan... 
The approving authority required the applicant to submit an outline 
plan which was to show the future planned subdivision within the 
subject quarter—section. The outline plan, however, was refused in 
each instance because none of the applicants had provided for 
public reserves. The Board is concerned that there may not be a 
proper appeal from the refusal of an outline plan. However, it may 
be concluded, because the outline plan was submitted as part of the 
| application for subdivision, that, in effect, the subdivision had been 
refused and therefore the applicants have a proper appeal to this 
Board’ (Alberta Planning Board file 71-C-59). 

The Director of Civil Law agreed that the right of appeal did exist for cases where 
outline plans were refused. That decision effectively opened the way for appeals of that 
nature on a routine basis if necessary. At one such appeal the Board noted that the 
municipal district had recommended approval of the subdivision subject to certain 
conditions but that the Commission rariesa the request because there had been no 
provision of public reserve lands. In the decision to that appeal the Board overruled the 
C.R.P.C. and approved the subdivision without any dedication of public reserve, it was 
deferred by covenant. The approval, however, carried with it several municipally authored 
conditions. Had the C.R.P.C. successfully contested its.position that the outline plans were 
not part of the subdivision approval process and, thus, not subject to review by the 
Board,the changes within the planning system would have been considerable. Not the least 
of these would have restricted the ability of municipal and provincial authorities to append 


the Commission's subdivision approvals with their own land-use oriented requests. 
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5.5 Interim Conclusions 

When taken together the appeal files illustrate the breadth and complexity of the 
planning system. They also detail the large numbers of regulations and other control 
devices that have been created to manage development and changes in the status of land 
use. The appeal files for the period 1963-71 grew out of individual disagreement with the 
way in which the Commission was pursuing its planning goals. The right to appeal planning 
decisions is a cornerstone of the Alberta planning system but in addition to dispensing 
variance the Planning Board had the power to continually affect the success or failure of 
policy initiatives at the regional level. In that sense the Board provided guidance as well as 
variance. 

In drafting its regional plan the Calgary Regional Planning Commission had several 
definite ends in view. Perhaps most basically, it was determined to maintain a clear 
differentiation between urban areas (principally the City of Calgary) and rural areas. In a 
sense all of the C.R.P.C.'s requirements regarding land subdivision acknowledged that goal. 
The net effect was that the Commission wished to keep the numbers and densities of rural 
subdivision low. In addition, the Commission considered that where subdivision was 
undertaken it should be complementary to the rural environment and economy. 

Regulations such as the a aeeece rule and the minimum parcel size rule were 
clearly designed to limit the amount of rural subdivision. The implementation of a system of 
land use classes and the public reserve policy, on the other hand, were designed to ensure 
that subdivision and development would be compatible with the rural land uses around 
them. In effect the C.R.P.C. was trying to coordinate the subdivision and development 
control processes in spite of the artificial separation of the two activities by the Planning 
Act. 

For the most part the Commission's policy instruments were well received by the 
Board. Many of the appeal decisions involved compromise. Indeed, in some instances the 
Board upheld appeals but effectively strengthened the control system by examining the 
ability of the proposed Suecacien to respect the spirit and intent of the plan. In these 
circumstances the Board also stressed that the variance was in response to special 
circumstances. In short, the Board was acting in the accepted way for a variance granting 


agency to function. 
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The number of appeals distouerd heard by the Board for infractions of policies or 
regulations that were not embodied in the preliminary regional plan was proportionately 
larger than for the former group. The Municipal District of Rocky View, for instance, was 
on a solid footing when it repeatedly requested the Commission to append its subdivision 
approvals with municipal demands that those wishing to subdivide land and develop it 
furnish improvements such as roads at their own expense. The issue for the Municipal 
District was that it did not want to find itself with costly obligations as a result of land 
subdivision, a point which it identified with the public interest. This fact was recognized by 
the Board as it placed liability on landowners for improvements that would benefit them 
directly. In such matters the Board's adjudication amounted to how much liability an 
individual landowner could reasonably be expected to assume. 

In a similar sense the Board seemed to work on the premise that the ends of the 
developers were subordinate to the larger public will as it was represented by the 
Department of Highways. The Department was assumed to have no self-serving intentions. 
Its technical determinations were for the most part unchallenged by the Board. It must also 
be noted that any challenge the Board chose to mount had to be considered very carefully, 
as the Department was guided by codes of legislation other than the Planning Act. The 
Board therefore ran the risk, in particular circumstances, of causing embarrassment to 
itself and, perhaps, to the government. The Board's reluctance to run that risk is illustrated 
through such actions as outlining to an unsuccessful subdivision applicant a subdivision 
proposal that would not be opposed by the Department or the Board. 

The matter of joint-ownership subdivision appeais highlights the Board's position as 
the senior authority where planning outside cities was concerned. The Board was able to 
put the force of law behind the development agreements for these types of subdivisions 
when there had been no anticipation of such a need in the planning statute. And while that 
authority was seen in a beneficial light in the case of joint ownership subdivisions it was 
shown to be an effective tool for controlling the aspirations of the Municipal District of 
Rocky View. The Board's poor reception of the municipally drafted 40-acre minimum 
parcel size regulation effectively put that issue to rest. 

More generally, the appeals show that the three levels of planning did not usually 


function cohesively. This is hardly to be wondered at, since each body had different and 
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sometimes conflicting responsibilities. The Board's stewardship of the Planning Act was 
tempered by its duty to protect individuals from undue hardship. The Commission was 
bound to chart a contemporary and future course for development through the 
procedures of the Act. In addition, the Municipal District seemed relatively unconcerned 
with most planning matters so long as its related financial liability was limited. With the 
Commission concerned for long range goals and the M.D. concerned with avoiding short 
term expense, the two nominally united land use control mechanisms failed to support one 
another which called,.increasingly for the Board's intervention in local matters. The 


situation was not one to inspire confidence in the system of planning controls. 
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6. MORE ADVICE AND DISSENT: THE SECOND PRELIMINARY REGIONAL PLAN AND 
SUBDIVISION APPEALS 


6.1 The Objectives of the Second Preliminary Regional Plan 

In many respects the second preliminary regional plan was similar to its 
predecessor, but in some key areas it differed notably. The plan was still preliminary in that 
the Commission still did not know enough about local land use demands and projected 
forms of growth to commit itself to a firm regional strategy. The new plan was therefore 
conceived as an intermediate step, but its preparation did occasion a review of planning 
objectives and the methods of plan implementation. In general, the policies of the first plan 
were found to be still applicable and were embodied in the new plan. The methods of 
implementing the policies, however, were found wanting and an extensive reorganization 
was undertaken. In effect, the Commission endeavoured to make its controls more 
comprehensive and more obviously integrated into a single system. 

The plan was again bound by a series of broad objectives, chief among which was 
a desire to achieve greater cooperation between the Commission and its member 
municipalities. Through Beas, it was believed, would come a better understanding 
of the wider land use concerns of the region, as well as the commitment to deal with them. 
Cooperation was also particularly needed since the Commission intended to establish 
population and subdivision densities which, in order to be effective, needed full municipal 
support. 

The density regulations were prompted by the Commission's fear that the city of 
Calgary was threatened by creeping subdivision beyond its boundary which, when future 
urban expansion was undertaken, would cause all manner of difficulties. To facilitate its 
policies the Commission wanted to establish a system of districts that would be 
recognized in the member municipalities’ development control or zoning bylaws. To that 
end the plan was appended by a map showing the plan area divided into low, medium and 
high density districts (see map no.9). The city of Calgary and the rural towns and villages 
were all designated high density districts and the majority of the land on the fringes of the 


city was envisaged as allowing a moderate level of subdivision and population. The balance 
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of the land in the plan area was considered suitable for alow density of population and 
subdivision. Although generalized, the map was sufficient to illustrate to individuals and the 
member municipalities that subdivision and development in large portions of the plan area 
was to be restricted. 

The Commission's prime consideration in the determination of which areas were 
included within the three categories was that good arable land not be subdivided. 
Obviously, the urban areas had to be considered in relation to the demand for new land for 
urban uses but the clear intent of the density regulations was that they restrict subdivision, 
particularly within agricultural areas. They were, for the most part, included in the low 
density district which had a standard parcel density of four parcels per quarter—section 
with eight parcels the maximum allowable number. Even though that represented a 
potentially high amount of subdivision the Commission believed that the average density 
for agricultural areas would be kept well below the standard. The medium density district 
was envisaged as one where a controlled transition to urban land uses would be allowed 
over the long term. The standard parce! density was the same as that for low density 
districts but the maximum parcel number could be as high as sixteen. The larger number of 
parcels per quarter—section also meant that small parcels could be created which, it was 
hoped, would help reduce the demend for small holdings in agricultural areas. The high 
density districts had no stated standard or maximum density as their primary purpose was 
to provide for development to urban densities within urban municipalities, townsite 
subdivisions, resort cottage subdivisions and highway commercial subdivisions. In short, 
through the density regulations the Commission was attempting to take a leadership role 
with respect to the location of both subdivision and development. It wanted to guide rather 
than to react to urbanization pressures. ‘i 

As another part of that broad objective the Commission drafted a broad array of 
land use provisions which, amongst other items, called for the drafting and implementation 
of zoning or development control bylaws and formed a guide to the allowable land uses 
for each of the land use categories authored by the Commission. The provisions not only 
gave body to the plan policies but formed an added measure of control over subdivision 
and subsequent development. Their impacts were wide since the Commission's member 


municipalities could not allow development that was in opposition to the spirit and intent of 
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the plan. Similarly, by statute, the Board was precluded from making appeal decisions that 
were against the plan. The Commission must have been aware that such an extension of 
control would be contentious. 

About a year after the preliminary regional plan was adopted in January 1972, the 
Municipal District of Rocky View adopted a municipal general plan which included 
proposals relating to development control, the provision of public reserves, and the 
extension of services within the M.D.. A zoning map was also included. The general pian 
was seen as an extension of the preliminary regional plan. In general terms, it was intended 
to transpose the overarching regional policies to a more specific level, in keeping with the 
circumstances and characteristics of the municipality. The plan also allowed the council to 
establish its own policies respecting the pattern of private and public development within 
its area of jurisdiction. 

Within a general policy section, the general plan recognized the probability that 
some land within the M.D. would be required for urban expansion in the future. To ensure 
that this expansion would not be jeopardized by sprawl on the urban-rurail fringe, the plan 
specified that a two mile wide strip of land contiguous with the Calgary city boundary be 
zoned for a minimum parcel size of 20 acres. The District's rural communities were also to 
be encouraged to attract low denen industrial development and additional urban 
development. Both of these points were in concord with the objectives of the preliminary 
regional plan. 

Where small parcel development was concerned, the general plan followed the 
Commission's guidelines. While it was realized that the demand for small parcels was quite 
great, their unrestricted expansion was considered not to be in the best interests of the 
municipality. The council therefore proposed to limit small parce! development to ‘rural 
residential zones and rural farming zones’ Smail holdings of ail classes were not to 
interfere with extensive agricultural pursuits and the boundaries of the small holding zones 
were to be determined by the development control bylaw. The sizes of the parcels and 
their densities within the zones were regulated by the preliminary regional plan. 

The body of general policies was augmented by a listing of more specific control 
measures, setting a range of minimum conditions or regulations that had to be met for 


development to be approved. These were incorporated in the zoning bylaw. 
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The standards were most restrictive for general agricultural land uses. These were 
the most prevalent in the district and many of the regulations were designed to protect the 
economic and physical attributes of the agricultural industry. The restrictions became 
progressively more detailed for land use classes that allowed a greater variety of uses and 
higher population and parcel densities. Predictably, the Municipal District was concerned 
for its financial liability with respect to new subdivision and development. Thus, it was 
Clearly stated that the Municipality would assume no responsibility for the provision of 
water supplies to any development, or provide for the removal of waste of any kind. 
Similarly , the Municipality assumed no responsibility or liability for damage to property 
resulting from flooding. 

The future land use map appended to the plan provided a practical demonstration 
of the local land use objectives. For example, large scale recreational areas were 
proposed for certain reaches of the Bow and Elbow Rivers, as well as portions of the 
Nose Creek area. Blocks of land for industrial use were set aside adjacent to the 
north-east and south-east boundaries of the city of Calgary. In addition, many of the 
District's towns and villages were designated as urban growth centres. Zones for small 
farms, country estates and small holdings were also created. The land use map was seen as 
an important tool to illustrate the MD's general policy aims. The council of the Municipal 
District had a vested interest in seeing that the plan was well understood since it was 


adopted as a bylaw and as such had legal force. 


6.2 The Relationship Between the Preliminary Regional Plan and the Municipal District 

of Rocky View s General Plan 

The Municipal District of Rocky Views general plan was subordinate to the Calgary 

Regional Planning Commission's preliminary regional pian. As such, the general plan was 
intended to provide for the Municipality, a practical method of relating the planning policies 
of more senior planning authorities to the particular local circumstance. The task was a 
considerable one since the alternative growth strategies for the city of Calgary and the 
region had not been completed and the siting and form of future expansion was entirely 
undecided. The goal of the preliminary regional pian in light of this, was to ‘hold the line’ on 


expansion and attempt to contain it until urban expansion could be managed more 
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effectively. 

The population and density provisions of the preliminary regional plan were 
believed to offer a means of restricting subdivision, thereby making urban expansion into 
the region a more difficult matter to achieve. However, previous experience had indicated 
that the restriction of subdivision was unsatisfactory in the absence of effective municipal 
control over development, a point which explains the Commission's interest in influencing 
its member's general plans and development control and zoning bylaws. For its part, the 
M.D. of Rocky View's-general plan would seem to indicate that the Commission's 
intervention was not unwelcome. The Municipality, after all, had stated that unrestricted 
small parcel development was not in the best interests of the Municipality. 

When viewed together, the preliminary regional plan and the M.D. of Rocky View's 
general plan present a coordinated approach to the problem of urban containment, though 
each went beyond this issue to embrace a host of other planning issues. For the most part, 
these other issues were not contentious. The appeal files will be used to demonstrate 
policies attracted disagreement, and whether the intentions of cooperative regulation of 
subdivision and development survived exposure to real circumstances and the Alberta 


Planning Board's intervention. 


6.3 The Division of the Appeals 

While the preliminary regional plan and the general plan provided more detailed 
descriptions of land use policies and control procedures, the basic ends to which those 
policies were directed remained unchanged from the first preliminary regional plan. 
Characteristically, then, the appeals arising from disputes with the second preliminary 
regional plan were not very different from those dealt with previously. The adoption of 
the general municipal plan also did not alter the fact that the M.D. and the Commission had 
markedly different expectations of the benefits the planning process was to provide. At 
the root of these differing expectations, still, was the variance in the time frame within 
which the respective authorities worked. | 

The appeals studied here cover the period 1972-78 and may be divided into two 
major groups: those which the C.R.P.C. considered were opposed to their long-range 


goals, and those appeais to which the Municipal District and provincial agencies objected. 
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The division of the appeals in this manner is designed to illustrate the functional 
relationship between the Commission's subdivision controls and the M.D.’s development 
controls, with the Alberta Planning Board playing its pivotal role between and over both 


agencies. 


6.4 Appeals Arising as a Result of the Preliminary Regional Plan 

In Chapter 5, the appeals which arose as aresult of the preliminary regional plan 
were divided into four sub-groups. Since the second preliminary regional plan did not alter 
its basic policies that division remains fully applicable. The second plan's implementation 
procedures, however, were stated with more precision in particular areas. Thus the group 
of appeals labelled ‘subdivision proposals not meeting land use guidelines’ has been made 
more specific, and now includes appeals dealing with farmland conservation, farmstead 
isolation, prematurity of subdivision, subdivision in the vicinity of airports, and subdivisions 
considered to be contrary to orderly and economical development. Otherwise the appeals 
are grouped into their former sub-groups: the two-parcel rule, minimum parcel size | 
regulation, and the provision of public reserves. 


6.4.1 Subdivision proposals not mee be land use guidelines 

Appeals against the agricultural land conservation guidelines 

One of the Commission's most basic land use desires was that agricultural land 
should not be subdivided where it was capable of agricultural production. This objective 
was backed in a variety of ways, all of which were aimed at restricting subdivision. 
Subdivision was only to be allowed in areas specifically designated by the Municipality . In 
the Commission's view, the prevention of all subdivision was completely compatible with 
its broad goals of agricultural land conservation and orderly and economical development. 

During the study period the policy of agricultural land conservation was used by 
the Commission to refuse 45 subdivision proposals. This was, by far, the most common 
reason for the refusal of subdivision requests. The Board backed the Commissions 
decisions in 31 appeal disputes, 12 subdivision requests were approved through the 
appeal process, and in two cases the Board ruled that it had insufficient jurisdiction to 


render a decision. 


“ide i 


laroioowt. at ors aul: ay ‘wehpIE=-2 shitaln sli 
inerncalewat 2. CN an ore aeinus noleiibawe, a holgeliirasd: | 
Mhod weve be nested olay lefavig ati: griyaity bx808 pricnl® at wary 


nea lenoipeh een pay tO yee & ae 
inraland erly Sey Stiles ee gaeiotts rity ainagae sett 


6S YE? di) 
14s tor bil Cel lenciaes WIRE Bregman aan c sqQeCr ae 
Maeolags Vil. artery ney, 


HBIMaNNGONh.< Rak SHOVse ST ae 
B18. MONIT fy ACHR NG Sai wy ocala eres Mae 
i ne 


QuOup er avnil 26a! J 7 
SGEM GAC 26% BSNlsoi say vrnl Orizaain fon aeeagh wm Aoeviyaon’ ate 
pelea ts Fein gritas abmengnys uate iio: 
SECT Me Autnaiy ep Al Adesiyitvc's POaa ERIE RO Ny Terarug 2 


anmawisdus-b 
slaeqgn and eenwrtentO tH rarhiabienrets ISDURONOSH Ory, Yala ast athe 
SEIT AE at EU Edie IRENE it 


‘ aqvieed? oie steer te ie “ + 
; Mie ~ hs eda 


- i ibe § 


i ; _ ie Sel inal pititqem yon sieangona netvibes 
ore! ig ulate Ter ew sell Bey pessoa 2etesenens wh terest 


avira: hi 207 1osubos erate A widgets a6 71 aatiw epee 
POleWihGwe pRyshiosy te berlin’ ere Aoi io avai te csr fil oodaae 26 


ni yilibaroinnM Set vol bargngigeby WigoiTIO DB Hive mn bow dite ad on io 
Hiv: eiditmemncs yietalands saw ieee Aho AwiMeYESG art ee corer 


| Srerngdisvet asimoncos Bra VNawio “sina ti nuUDpE Yo alnagt 
Yo teen Sawenoitevyaeias biel “ined de Voit orit hel tad: ats ot were. 


_ 


ORaten18. nove SSAOD r 


G22 laste ureter 


encaeimero) ert psdagd bme@ oT: Laie vicina icine 1) noeRO 


aft figwowt! beverages anew Heenan Police ! eatocnie iiegge FE ceanoizionh | 
ar WO SAI WU! trisiA(} tae) we at a wt 2hORD OWT in Lng. dnerieiannl 


E 


104 


Of the 31 appeals rejected by the Board, 27 were opposed by the Municipal 
District of Rocky View as well as the Commission and while the major reason for refusal 
in all cases was farmland conservation (see appendix no.1), ahost of other reasons were 
furnished. These included topographical limitations, problems with road access, 
prematurity of subdivision and development, as well as the premature extension of 
subdivision into areas otherwise free of subdivided land. For the most part, the subdivision 
proposals were for parcels of 40 acres, though parcels as large as 80 acres and as small 
as 4 acres were also requested. 

In ruling on the appeals the Board looked to the spirit and intent of the preliminary 
regional plan. The Board's interpretation of the agricultural land conservation policy was 
broad but it frequently cited the fragmentation of agricultural land by subdivision and the 
intrusion of subdivision as factors contributing to the denial of appeals. In addition, the 
Board viewed the subdivision proposals in two lights: those for parcels which would, in 
the words of the appellants, remain agricultural, and those which would be let to develop 
into small holdings and country residential holdings. When appeals were lodged and argued 
on the basis of compassionate circumstances there was no evidence that the Board was 
influenced to bend the plan's provisions Overall, the Board seemed intent upon a rigorous 
examination of each appeal, regardless of peripheral circumstances. It would seem clear 
that the Board regarded the agricultural land conservation guidelines with favour and 
generally upheld them on appeal. 

In one of the first appeals against the conservation policy (Alberta Planning Board 
file, 73-C-482), a landowner proposed to subdivide two 40-acre parcels from a quarter 
section. It was maintained that since the land capability was only fair and non-arable, the 
conservation argument could not reasonably be applied to it. For its part, the Commission 
argued that the productive capacity of the land was not the only criterion upon which the 
conservation policy relied. But in this case, the land was regarded as good pasture land 
and, hence, agriculturally productive. In reaching its decision the Board agreed with the 
Commission. The particular subdivision proposal, it was said, would result in the formation 
of uneconomical parcels which would, in turn, remove the land from agricultural 


production. 
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In several subsequent appeals for country residential/agricultural parcels similar 
decisons were rendered. One of the consequences was that residential end uses were no 
longer specified and the appellants increasingly began to specify ‘agricultural pursuits’ as 
the end use for subdivided parcels. The Municipality, Commission and Board were alert to 
this strategem, however, and began to scrutinize the proposals for their sincerity. 
Statements like the following — "Although the purpose of the subdivision is to create an 
80-acre parcel which the appellant may farm jointly with his present land holdings, this 
Board is concerned with the creation of two parcels of 80 acres in size which would be 
the first intrusion on a good agricultural quarter and would represent partial fragmentation” 
(Alberta Planning Board file, 74-C-55 1)-began to appear alongside the denials. Even if a 
subdivision proposal specified an end use compatible with the local zoning, acceptance 
was not assured. In Alberta Planning Board case 74-C-528, an application was made to 
subdivide two 40-acre parcels from a quarter section. The subdivided parcels and the 
80-acre residual parcel, it was said, were to be used for unspecified agricultural uses. But, 
although the land was zoned for ‘general agriculture the Board denied the appeal and 
stated that the appellant had to improve the productive capability of the land through 
subdivision to justify any such request. In the absence of this justification the proposal 
could not have merit. ; 

Similarly, even where distinctly agricultural end uses were identified the planning 
agencies weighed the potential requirements of the use against the potential negative 
effects of creating new subdivisions. In one such instance (Alberta Planning Board file, 
76-C- 137), a landowner wished to subdivide his quarter—section into two 80-acre 
parcels. He proposed to operate a feed lot operation on one of the parcels whilst 
continuing to farm the other. The subdivision was requested to isolate the land on which 
the feed lot was to be located from the landowner’s farmstead. Failing such a separation 
the landowner stood to lose his farmstead should the feed lot become insolvent. In 
denying the appeal the Board indicated that feed lots were poor uses for high quality 
agricultural land and would be better located on land of low agricultural quality. 

Even appeals based on compassionate grounds did not escape rigorous scrutiny. In 
Alberta Planning Board cases 75-C-18 and 77-C-323, for example, none of the planning 


agencies was swayed. In the former matter, a landowner proposed to subdivide two 
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40-acre parcels for an unspecified agricultural use as well as to provide building sites for 
his son and daughter. In this instance the Board was unable to ascertain any particular 
hardship and in its ruling stated “that unless there are demonstrated compassionate 
circumstances such as evidence of hardship, the Board is opposed to the subdivision and 
fragmentation of good agricultural land”. In the latter case, a landowner proposed to 
subdivide an 80-acre parcel into two 20-acre parcels, leaving a residual parcel of 40 
acres. The two 20-acre parcels were to be used as country residential holdings. The 
landowner, it seemed, was unable to put the ‘severely limited’ land to any agricultural use, 
but the Board maintained that the landowner’s inability to use the land did not then make it 
suitable for country residences. In denying the appeal the Board indicated that non-crop 
intensive agricultural pursuits could be supported by the land. 

The 12 subdivision proposals approved after appeal to the Board showed several 
common attributes (see appendix 2). In eight cases it was demonstrated to the Board's 
satisfaction that bona fide agricultural pursuits were intended. In two other cases (Alberta 
Planning Board files, 75-C- 140 and 76—-C- 124), subdivision of land was necessary for 
the division of property in divorce settlements. In both instances, however, the Board first — 
ascertained that the parcels would remain in agricultural production. In another instance 
(Alberta Planning Board file, 76-C-376), a landowner requested permission to subdivide 
two 40-acre parcels from his quarter—section. The request was refused by the C.RP.C. 
but, like the majority of these cases, was favoured by the Municipality. At the appeal the 
Board found that the land was of poor quality and had little agricultural potential of any 
kind. The Board therefore ruled that the subdivision would not adversely affect the 
Commission's policy. In the last of this sub-group of appeals (Alberta Planning Board file, 
76-C-372), a landowner proposed to subdivide two 20-acre parcels froma 124-acre 
parcel. The parcels were to be used as rural holdings, a use which the Municipality did not 
object to since the land was zoned for ‘smail holdings. The Commission believed that the 
subdivision would be contrary to its conservation policy but the Board ruled that since the 
zoning allowed small holdings and the land was highly suitable for country residential uses 
the appeal should be allowed. Of all the cases only 76-C-372 seemed to offer a severe 

.challenge to the Commission's interpretation of its agricultural land conservation 


guidelines. 
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The remaining two subdivision proposals which were refused by the Commission 
were not ruled upon by the Board. It will be remembered that under the Planning Act. 
1970, the Board was precluded by section 16(b) from making any decision that was 
contrary to a regional plan or preliminary regional plan. In both of these cases (Alberta 
Planning Board files, 76-C-261 and 76-C-330), the subdivision would have created a 
number of parcels greater than allowed under the density provisions of the preliminary 
regional plan. These appeals therefore fell outside the Board's jurisdiction. 

Appeals against the farmstead isolation quidelines 

Another facet of the agricultural land conservation policy was a provision whereby 
farmers who wished to retire (or otherwise stop farming) could isolate their farmsteads 
from the balance of their home quarters by subdividing a single small parcel upon which 
their farmstead was located. The rationale behind the provision was a belief that 
productive land could be kept in production, and in parce! sizes large enough to be 
economically viable, whilst allowing farmers to dispose of their land but not their homes 
and outbuildings. Similarly, the demand for small holdings generated by rural residents 
could be met to some extent through the farmstead isolation provisions. 

The majority of the homestéed isolation subdivision proposals were for land in 
areas zoned ‘general agricultural’ and the Commission was aware of the potential for 
farmstead isolation provisions to be used to create country residential parcels for resale. 
The Commission therefore specified that isolations would be considered only for 
quarter—sections that had otherwise not been subdivided. In addition, each request was 
scrutinized by both the Municipality and the Commission to ascertain its sincerity and ability 
to fulfill the spirit and intent of the preliminary regional plan. 

During the study period the Board was asked to rule on nine farmstead isolation 
appeals, six of which it subsequently approved. In the first (Alberta Planning Board file, 
76-C-— 154), a landowner proposed to separate a 4—acre parcel from a previously 
subdivided quarter—section. In most respects the proposal was acceptable but the fact 
that a 1—acre parcel had been subdivided prevented the Commission from granting 
subdivision approval. At the appeal the Board stated that it was satisfied that the proposal 
met the spirit and intent of the preliminary regional plan and that the Municipality could 


satisfactorily control development on each of the parcels. Accordingly, it allowed the 
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appeal. 

A later farmstead isolation proposal (Alberta Planning Board file, 76-C- 15), was 
opposed by the M.D. and the Commission who maintained that the proposal was actually 
for the creation of a country residential parcel on prime agricultural land. The landowner 
proposed to subdivide a 20-acre parcel from his quarter—section, but as he had made no 
attempt to move his outbuildings to the parcel the suspicions of the local planning agencies 
were aroused. During the appeal the landowner stated that his intention was to live on the 
farmstead parcel and that he had simply not moved the buildings but intended to do so 
once the matter was settled. The Board found that the proposal was a legitimate one to 
which it could give approval. 

The Board's role in reviewing the proposals was roughly akin to the Baikenine ofa 
third opinion, yet the Board had final powers of approval. In Alberta Planning Board case 
77-C-437, both the Commission and the Municipality expressed reservations about the 
sincerity of a landowner's request to subdivide a 30-acre parcel from a 100-acre parcel. 
The local planning agencies believed the isolation provisions were being used to create a 
country residential parcel on prime agricultural land, which would have been contrary to 
the local bylaw, as well as being too large and too near the Trans-Canada Highway. At the 
appeal, however, the Board was satisfied that the landowner’s intentions were genuine. The 
appeal was allowed but the Board specified some major alterations to the proposal. The 
parcel size was reduced to 15-acres and the dedication of a service road was also 
required. In addition, the landowner was to assume all costs for improvements to bring the 
parcel and its access to prevailing municipal standards. 

In that instance the Board was able to work an equitable compromise, something 
which was not possible in the following three appeals, all of which were denied. The first 
illustrates the subjective nature of the judgements concerning this class of requests 
(Alberta Planning Board file, 76-C-20 1). The landowner proposed to create one 20-acre 
parcel on his unsubdivided quarter—section. The Municipal District of Rocky View 
recommended that the proposal be accepted as long as Municipal conditions respecting 
cash-in-lieu of reserve land and road right-of-way provisions were embodied in the 
subdivision approval. The Commission, however, believed the landowner intended to 


dispose of the parcel as a country residential holding. Based on comments at the appeal 
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hearing, the Board agreed with the Commission, stating that "the effect of this subdivision 
would be to create a country residential parcel on prime agricultural land”. The principal 
point of interest, however, was that the Board Order did not specify the information on 
which the refusal was based. 

Alberta Planning Board case 76-C- 166 was quite similar in that a landowner 
requested a 10-acre subdivision to isolate his farmstead. Here, both the Municipality and 
the Commission opposed the proposal, though the Municipality had also taken the 
precaution of specifying a service road requirement. For the Commission's part the 
subdivision was described simply as ‘bad planning’, since the proposed parcel was directly 
adjacent to the No.2 Highway easement and the Commission was not assured that the 
proposal was for a bona fide farmstead isolation. At the appeal hearing the Board stated 
that it too was of the opinion that the parcel would fragment good arable land and was 
poorly planned. In denying the appeal, however, the Board left some doubt as to whether 
the parcel’s poor planning or contravention of the farmstead isolation guidelines was 
chiefly at issue. 

The Board's refusal of another farmstead isolation request (Alberta Planning Board 
file, 75-C-171) came about because the parcel lay within an area to be annexed to the 
City of Calgary. In the Board's judgement the land was destined for annexation and 
development, since the separation of the homestead from the quarter—section had little 
practical purpose. The appeal was therefore denied. 

In another similar, but much larger appeal, the Board ruled on Alberta Planning 
Boardvfilesi75~C-) 70, 75—Gal7 4975565 175:..75-C=176:and7S-C-220: Ineach case 
the subdivision proposal was to take a 20-acre parcel from previously unsubdivided 
quarter—sections, except for one case where the desired parcel size was 40 acres. In 
each instance the Municipality had recommended approval subject to agreements 
regarding road widening, the payment of taxes, and the deferral of reserves by covenant. 

The proposals were for six adjacent quarter—sections which the Commission 
considered were informally forged into a block to make them attractive for future 
urbanization. In view of this, the Commission questioned the sincerity of the several 
owners’ contention that the balance of their quarter—sections would remain in agricultural 


production. The C.R.P.C. then refused all of the requests saying that they failed to respect 
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the farmstead isolation guidelines of the preliminary regional plan. At the appeal it was 
decided to treat the related cases as one large matter and the Board saw its obligation as 
being one of ‘weighing the particular aspirations of each appellant against the larger public 
interest’. The Board noted that the area was under study for future urban development but 
that the timing for the transition to urban land uses was unknown. The Board believed that 
the land would offer the greatest number of planning options if it remained unsubdivided. 
In upholding the Commission's decision to refuse the applications the Board stated that the 
public interest was best served by restricting the number of land titles. 

Appeals against the orderly and economic development land use guidelines 

In the first of this class of appeals (Alberta Planning Board file, 72-C-177), a 
landowner who had previously subdivided two 20-acre parcels made an additional request 
to subdivide two more 20-acre parcels. The land was zoned for country residential use 
but the Commission refused the proposal because the proposed parcels were not 
consecutive with the existing ones. In the Commission's view, the landowner was 
attempting to isolate the parcels to make it less likely that future subdivision requests 
would be opposed. At the appeal, the Board agreed that the proposal was both disorderly 
and illogical and they denied it. 

In this class of appeals, the pee poaics of development were considered as much 
as the orderliness. In Alberta Planning Board case 76-C-293, a proposal was made to 
subdivide a quarter—section into two 80-acre parcels for agricultural use. The Muncipality 
recommended that the request be refused as the subdivision was projected for an area 
that was otherwise unsubdivided. The Commission clarified this objection by stating that 
the provision of services to the subdivision would be too costly. The C.R.P.C. maintained 
that, in general, subdivision should be confined to areas where services were readily 
accessible. The Board agreed with the Commission's contention and its estimation of the 
proposal and denied the appeal. The Board stated that if a subdivison did not actually 
contribute to orderly and economic development it could not comply with the spirit and 
intent of the Act. Similar decisions were reached in like appeals, such as Alberta Planning 
Board files 76-C-275, 76-C-259 and 76-C-472. In the last case, for example, the 
Board stated that "the provision of services on a piecemeal basis [was] uneconomic and 


[did] not constitute sound planning’. 
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Yet, three of the eight appeals of this class were approved by the Board. In the 
first (Alberta Planning Board file, 74-C- 149), a landowner proposed to subdivide a 
50-acre parcel from a quarter—section to satisfy the wishes of a minority partner in the 
holding. The Municipality and the Commission believed that the size of the parce! could 
prejudice future subdivision. Neither planning body had any other objections to the 
proposal. At the appeal the Board learned that the reason for requesting the odd parcel 
sizé was that the minority interest in the land amounted to five/sixteenths of the total. In 
the absence of other difficulties the board allowed the appeal. 

In case 74-C-295, a landowner proposed to subdivide a 40-acre parcel froma 
quarter—section. The poor quality non-arable character of the land was not disputed by 
the Commission; rather, it opposed the subdivision with the M.D.'s support on the basis of 
its presumed poor road accessibility . At the appeal it was learned that the landowner lived 
immediately adjacent to the proposed 40-acre parcel and that the telephone line and 
power easement passed through the parcel. The landowner further maintained that since 
services had already been extended they could only become more economic through 
additional usage. The Board saw merit in the landowner's argument and, given the poor 
quality of the land, approved the appeal. 

In a somewhat similar case (Alberta Planning Board file, 76-C-17 1), a proposal 
was made to subdivide a 20-acre parcel and a 40-acre parcel from an existing 138-acre 
holding. The land was situated on the Old Banff Coach Road and both parcels were 
intended for country residential use, in accordance with the zoning bylaw. The 
Municipality's objection lay in what they perceived as a poor parcel design which they 
feared could hamper the future extension of roadways. The Commission reaffirmed the 
M.D.'s objection and refused the request. The Board, however, found that both parcels 
were furnished with legal accesses. In approving the request the Board noted that it was 
not satisfied that roads for future subdivisions needed to be set aside so far in advance of 
a demonstrated need. 

In general, the preliminary regional plan's land use guidelines were very broad and 
encompassed a host of objectives from a variety of statutes. It was therefore not 
surprising that several subdivision proposals were refused on the grounds that they failed 


to respect the plan in that they were substandard with respect to other provincial policies. 


eet nl Dime arth yd HaVETeyh SRWepElSent to alawqagn Seiptie . 
& apivibave of aeRogotg *SrORANG bt < J+ hb? elk sama 
Ah nf YerrEg \Jhhnoren 6 Saraiva Vibieg Sf nae a Pio 


\ 


Rives M360) 


eaien, “arty 


Ora Sri a 


bie Dhol etey Stew exmiigtwip- wey ‘best yang jarreigan ard sarartegget rely 
| Tar Satara! taw 1 setaree we sie mo? ABNESO LGR ‘e tear «beabiemesins ; 
waka? yer? f0R2-ghenicy, ial baba tei Norsiweyeian rs ) | - 
M@binkoadeonivots tects 6s 1egebs.atW baa | 


@ © , lis a“ ‘ 7 
a 2 eee) yee, els ee 


o-r 


ij herd ‘ 


Sus 3Er 


avi! ieee a avery avr ecnaph) Wind Digeh your tian sac yi 


aa 


: i verdes ~wilfocvene ber ve ait SACS a swiey! Sten 


t Cratos) 17 eee Bi IRA be eo Bafa P18) eat 
ac~ Oh 5 SQevifitire ge Ramee larwe bday SOS D-eT zap 


sft teeth ier ea yy th Hise Bit? 20 valininetado Bnet 
1 


WEIVES Deities way ti Shirahgcotia sn ‘Bae Inlbrinibiags y 
' Veit ini rigrmen INS9EQ Teed, £ 2u hawia vig: ect ewe Att o | 
¢ atl barnittess WMO BT sie 19, Lvetbiish istigiiaieeialn 
sadiais Med wart bhwet AalaeWa! be ont r24uar tno Sh aetisaide'8 ON | 


bey ti tert Waren OheoHiadlt Tema eee nf-steinaatste inte Pia barat th a 
YO mone vah 1 1S) St coins pe ed OF Bahegn Srimignioya te wth, Vert anton verte 


ary tO OSih 4) Fare ROR NTR TINT Ol aT cos HH 


aor s (owt) betquomna iad) eit a Peete yohiqeirivartt § 
Segue edt gi Mle pikod Set? set eal cients af 


thw Seo) 7G not lay ia S\cdve™ nore pate “yoni eT ie 
Oeeus ¢ ULNA aA aw ASB pee wit Sono tj car ard 
Tees si he’ Ontigo WiasoK Ob. NSW retD rials 

ern vetted sanwcoms) ent Jena any reve veneas rartme 


ya brig sdirmigns 2am wdeiabert” hi eA wn co deg 
larQuas act pare a att 

StS WORARHIANETT 6matiAy seus bdo di nm 

Ne me owe ate Oe g, nk tsdvage ie OS 6 atonwiocda « 

G HOG ENS ROA ite aot, aed: GRD: Bit pieces tra ot 


>) 4 aH 7 7 


af 


he 


Overall, these were special appeals in that the matter of their propriety under the plan 
hinged upon points which the Board had the power to interpret and waive. 

In Alberta Planning Board case 73-C-118 a landowner proposed to subdivide two 
40-acre parcels from his quarter—section. The M.D. was in favour of the proposal subject 
to the usual assumption by the landowner of all costs for road construction, culverts and 
crossings. The Commission refused the request since the landowner had not furnished 
access to both sides of the parcels which were crossed by Beddington Creek. At the 
appeal the Board ascertained that Beddington Creek was, at best. an intermittent creek and 
could not be considered a hydrographic feature. The matter was then returned to the 
Commission for re-examination. In effect though, the Board recognized the legitimacy of 
the subdivision but did not render a decision. 

In Alberta Planning board case 73-C-649, a landowner proposed to subdivide a 
1.62-acre parcel from a 5—acre parcel for use as a country residential lot. The property 
was located in Bragg Creek, a resort community. The Municipality had no objections to the 
proposal as the land was developed and the local zoning was not challenged. The 
Commission found that the subdivision was planned to give a separate title for alot on 
which a cottage had stood since 1948, but nonetheless refused it due to access problems. 
The Subdivision and Transfer Regulation required a 66-foot roadway, but the appellant did 
not wish to install the full width road to service only one dwelling. At the appeal, the Board 
ruled that the entire matter of access in parts of the community could be brought to 
prevailing standards only through extensive replotting. In view of that, the Board saw no 
harm in allowing a road of substandard width so long as the cost of its construction was 
borne by the landowner. In addition, he was to enter into an agreement with the Muncipality 
regarding other municipal conditions such as the provision of reserves and culverts and 
crossings. 

In a similar appeal (Alberta Planning Board file, 76-C-498), a landowner proposed 
to subdivide a 20-acre parcel from a 73-acre parcel for use as a Campground. The 
Municipality favoured the proposal but the Commission required the landowner to provide 
a 132-foot wide road right-of-way to service the development. The standard width of 
roadway required by the Subdivision and Transfer Regulation was 100 feet. The. landowner 


maintained that the standard width road was sufficient to serve the projected needs of the 
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campground and lodged an appeal. At the appeal the Board found that the Commissions 
requirement was neither requested nor required by the Regulation or by the road 
authorities. Accordingly, the Board allowed the appeal and the construction of the standard 
width road. In these matters, the Commission's conditions were judgements based more 
on practice than on policy, and so were rather easily rejected. 

The subjectivity of the planning authorities’ decisions is nicely illustrated in an 
appeal against the refusal of a subdivison proposal to create thirteen 2—acre parcels and a 
residual 104-acre parcel on a holding of 135.25 acres (Alberta Planning Board file, 
74-C-47). The Muncipality did not object to the proposal but the Commission rejected the 
request because it believed the fifteen degree slope of the majority of the land precluded 
convenient development. At the appeal, the Board ruled that the landowner could proceed 
with the subdivision as long as he adhered to conditions specified by the Department of 
the Environment and the plans of engineering consultants retained by the landowner to 
design the subdivision. The Board found that with these conditions the subdivision could 
permit an acceptable use of land with little agricultural capability. 

Alberta Planning Board case 72-C-565 again dealt with topographic concerns. The 
Caigary Regional Planning Commission refused a subdivision proposal which would have 
created six 0.40-acre lots and a peeieual parcel of 1.21 acres as it believed the 
ruggedness of the site would preclude convenient development. The Municipality did not 
oppose the proposal as it was in accord with the local zoning. The Board found that the 
land was considered the best unsubdivided land in the area and was within the accepted 
boundary of the community. It accordingly ruled that, as only seven parcels were to be 
created and the density was similar to that existing in other parts of the hamlet, the 
proposal was acceptable. The approval carried the condition that the landowner enter into 
an agreement with the Municipality to provide services at no public expense. Similarly, 
reserves were to be set aside in accordance with the C.R.P.C.'s requirements. 

Topography was again the reason used by the Commission to refuse a proposal to 
subdivide a 20-acre parcel from a 50-acre parcel (Alberta Planning Board file, 
72-C-589). The Commission stated that the parcel was subject to flooding and afforded 
only a single building site, hence the subdivision was unnecessary. The Municipality was 


similarly opposed to the proposal and they refused a request to have the land rezoned 


Sit 


aMipieanins. art ser anUp> bysoGieeh tuede aA Is: 
bac err yd TOUR MgRA ee Yel Danie Rees oe | 
biahecare att 1o-novau Teneo art. hos epee eft bevallis by woe ent | 
Ron heaad 271Ternegbul ew PANTS eNowsIrENOS wl 
id alld ad ‘ater gig D2 bem eS 
nem betetey'l visor ehoitegegetinanita shires gah vom af ei 
6 ome cleowsg aice~ & N|aerint sigs, OF SEO QQ NOR YM Gus if i? bat a 
sli? hso8 pnirine!4 ahiedlA) eaiOe BET To ncibior ene 
ON G9709197 noted nino! ert] lod eagara Mrt Oy foe Ton iy 
beabyingog Loa on ToT eth arcana cere near ht pa t | oe 
SaehO'tc SluG? TstyvObNA Sty tanh Oey) b16OR ary « igetae mT PA reeniolaivab tne 
Iman eQatl ant veorbsitiages sraitiptien oF b9) ring &itag Qe sani ht 
i ienwebnsi at} ie Saniang  nearluterieany greortgna ie matgaai 
Hvas aSigiwmaue of answihacs are iw 2er7 Divot Die eT « 
a PVM OV NGS BUT iw seo re sm nig 
EMHANG? TINGeID Oued rity Tre MeBe GaN) +S peed 


Ove Sluow doit seogo1g AGiiNads geeaiiey seme rn ewe 

i 2 i heyalts o726 eavag PS Te lsorsg Ibubieds @ Bae ols vit ue > 
Tori: vi incwninuiveant an lIBINQoiwvab baile esi Ahul>267q blue stn ni a ashes an 
erit tari? Duet baRoe SAT ghinos lesol gir: ‘gy prams cl ym baat tibetan d 
notee: In )6F3 nictiwy 2a. ee windiei bine) 2 sbnwiichunt teed bet! Yorebignge aew baw! 
SU of answ 2160 18g Nsves WinogE Tet Sel ibiib esa P einurareraagpt Fo xrebieupd 
St Jolmen sri! 16. 2h6e tere ri BAUER” IMPs ToalinNe ecw wien ort ora bam 
Ofh (BIe 7areWooNE! art! fort: naltoncovart Petia fave oga ari? MAGN ta, lesoqong, 
yuh slime Seneca Ite on.te Naas SOOIG oF TRCN OITIN grit neem ge 
anes ume eA ALD sas “Tie SocenuOomE cr ohne See ec Of e1aw novreee1 


Of MECQNI0-« Rawiar ot aqmsinwod). at wo Dae focag ott méon Pay YARIBIQOQOT , 
20) baBoS EniOneIS EmaMAL setae sine S65 man lea weg e298 -O8 s shiviodus | <" 
BEM OTs Oris Orne Olt ut foeidue cow Woted ent fant bereiy rownesnewea2 ont MBL-2~-ST 
Zev. viet! ai) Ww ReeRSAnOU Sew foliyibelve wrt gamed ere prihtd signi & ying 
eer oe ant ayst o} tepuden 6 beeu lay vert ba: meceor-ee 
; at ot barogae yiasiimtis 


\ 


ee 


“F) 
* 
7 


” 


from ‘general agriculture’ to ‘rural holding’. The matter was appealed and the Board did not 
render a decision as the proposal was contrary to the preliminary regional plan. The 
Board's refusal to render a decision effectively closed the matter. 

Appeals against airport vicinity land use guidelines 

The final sub-group of appeals arising as a result of the land use guidelines 
concerns subdivision in the vicinity of airport facilities. The plan clearly restricted most 
subdivision and development near such facilities but several appeals were generated. In the 
first a landowner proposed to subdivide fifteen 4-acre parcels with the balance of the 
quarter-section held by undivided interest among the fifteen lot holders (Alberta Planning 
Board file, 72—C- 124). In most respects the proposal was like the multiple ownership 
proposals advanced in the late 1960s. The Municipality favoured the subdivision and even 
went so far as to change the local zoning from ‘general agriculture’ to ‘small holding’ to 
accommodate the proposal. The Commission, however, objected to the zoning change and 
referred it to the Board, while also refusing the subdivision request because of its location 
adjacent to the Airdrie Airport (see map no. 10). At the subsequent appeal the Muncipality 
stated that the Airdrie Airport was a private facility and so was not subject to the plan. In 
addition, the airport was only licensed for private aircraft and the volume of traffic was 
small. In short, the M.D. did not see the airport as a possible impediment to development. 
The Board, however, agreed with the Commission and stated that the subdivision was 
contrary to the spirit and intent of the preliminary regional plan. Given that, the Board was 
unable to render a decision. In effect, of course, the matter was settled to the 
Commission's satisfaction and the question of the Municipality's change of zoning became 
irrelevant — but not to the M.D., as became clear when the Board was asked to hear a 
similar appeal less than a month later (Alberta Planning Commission file, 72-—C- 185). The 
proposal was to subdivide a quarter-section into four equal parcels with an additional 
16-acre parcel set aside for dedication of public reserve. The quarter section was located 
about one-half mile from the Airdrie Airport in an area that had only recently been zoned 
for agricultural use. Now it was rezoned to ‘small holding’, as the M.D. repeated its 
argument that the Airdrie Airport was not the kind of facility to which the preliminary 
regional plan applied. Again, the Commission refused to accept the Municipality's 


contention and refused the subdivision request. The appeal met with the same result as the 
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first; the Board held that as the proposal was opposed to the preliminary regional pian, it 
did not have the jurisdiction to render a decision. 

The land around the Airdrie Airport must have been exceptionally attractive, 
because a few months later yet another appeal was lodged. This one concerned the 
Commission's refusal of a subdivision proposal to take a 10-acre parcel froma 
Quarter-section for the isolation of a farmstead (Alberta Planning Board file, 73-—c— 100). 
On this occasion the M.D. opposed the subdivision, based on the Board's previous 
treatment of requests in the vicinity. The case hinged on the fact that it was for a 
farmstead isolation and not simply for the creation of speculative properties. In addition, 
there was no controversy over changes to the local zoning. At the appeal the board fround 
that the farmstead had existed prior to the establishment of the airport and that the 
circumstances were sufficiently dissimilar to previous appeals that it had jurisdiction in the 
matter. It ruled that the request was not opposed to the provisions of the preliminary 
regional plan regarding subdivision adjacent to airports or those affecting farmstead 
isolations. Accordingly, the subdivision was allowed, but with the condition that the 
landowner assume all costs for the construction of roads, culverts and the like. He was 
also to provide public reserves to CRP.C. specifications. 

The next case of this type moana by the Board concerned a proposal to subdivide a 
40-acre parcel from a quarter—section in the vicinity of the Calgary International Airport 
(Alberta Planning Board file, 73-C-277). The zoning for the area was ‘general agriculture’ 
and the M.D. opposed the subdivision. The Commission had originally been inclined to 
accept the subdivision but refused it when it was learned that the property lay within the 
25-30 N.EF. (noise exposure forecast) contour. In informing the applicant of its decision, 
the Commission noted that the Board had consistently opposed subdivision near airports 
where the parcel density would be increased. In addition, the Commission stated that 
development in the area would be inconsistent with safety and noise factors, but it took its 
stance purely on the basis of the Board's previous actions, since it knew that the Canadian 
Air Transport Administration had no objections to the proposal. That lack of opposition led 
the Board to alter the Commission's refusal, with the proviso that development be directed 
into portions of the parcel outside the 25 N.EF. contour. Thus, the approval was qualified 


and the Commission's judgement was not completely challenged. 
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In the final appeal of this kind (Alberta Planning Board file, 76-C-224), a landowner 
proposed to subdivide a 140-acre parcel into seven 20-acre parcels for disposal as rural 
holdings. The use was compatible with the local zoning and was unopposed by the MD. but 
the Commission thought that the land lay within the 30 N.EF. contour of the Calgary 
International Airport. It refused the subdivision request. Then, upon appeal, the Board 
ascertained that the Commission had been in error. The appeal was therefore allowed. In 
the Board's opinion, the zoning was appropriate for the projected land use, which, in its 


turn, was an appropriate and suitable use for the land. 


6.4.2 Subdivision proposals contrary to the two-parcel rule 

While the two-parcel rule, as such, was almost completely supplanted by the 
parcel density regulations, there were occasions when landowners requested subdivisions 
which would have resulted in more than two subdivided, yet undeveloped, parcels on a 
quarter—section. When such a situation arose the Commissicn could not approve the 
request and an appeal could be made, though the number was greatly reduced by the 
second preliminary regional plan. 

The first appeal (Alberta Planning Board file, 73-C-304) was against the 
Commission's refusal of a request to subdivide two 40-acre parcels froma 80-acre 
parcel. The 80-acre parcel represented the balance of a quarter—section from which two 
40-acre parcels had previously been subdivided. The Municipality considered that the 
development on one of the parcels was below acceptable standards and declared that if 
the new subdivision request was granted there would be three undeveloped parcels on the 
quarter. For that reason they opposed the request. The Commission, similarly, refused the 
subdivision. The matter was appealed and the Board found that the landowner could 
request a single parcel with no difficulty. If the parcel size of that subdivision was 80 
acres the landowner could develop half of the parcel and then request future subdivision 
without compromising the policy. The Board then ruled that subdivision approval be 
granted for a single 80-acre parcel with attached conditions that specified that 
development to muncipal standards be undertaken on one-half of the parcel and that the 
landowner dedicate land for road widening, public reserves and assume all costs for 


culverts, crossings and internal roads. In this instance the landowner was presented with an 
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alternative that was acceptable and which did not challenge the policy. 

In the next appeal against the two-parcel policy (Alberta Planning Board file, 
75-C-333), a landowner proposed to subdivide one 20~-acre parce! from an existing 
60-acre parcel for use as arural holding. The Municipality recommended that the request 
be refused as there were already two undeveloped parcels on the quarter—section. The 
C.R.P.C. concurred, both for that reason and because the subdivision proposal failed to 
respect the parcel density regulations. Four parcels already existed on the quarter-section 
and that was the maximum permitted. Section 16(b) of the Planning Act, 1970, specified 
that land could not be subdivided if the subdivision was contrary to an existing general 
plan, preliminary regional plan, regional plan, or like statute. Hence the Board had no power 
to make any decision to alter the Commission's rejection and it ruled that it had no 
jurisdiction to hear the appeal. 

The third and final appeal (Alberta Planning Board file, 76-C-316) involved a 
proposal to subdivide a 40-acre parcel into two 20-acre parcels for an unspecified end 
use. As in the previous case the M.D. was opposed and the Commission refused the 
application. The landowner, however, made an application to the Municipality to have the 
land reclassified to ‘rural holding’. If the reclassification was granted the proposal would 
have been acceptable, given the higher allowable parcel density. The Board therefore 
determined it had the jurisdiction to hear the appeal, but then ruled that the proposal was 
premature until such time as the Municipality had examined the reclassification request. 


Accordingly, the appeal was denied. 


6.4.3 Subdivision appeals not meeting minimum parcel size guidelines 

Regulations on the minimum sizes of subdivided parcels had proved to be a useful 
tool for restricting subdivision under the first preliminary regional plan. With the 
heightened concern about urban containment in the second preliminary regional plan, 
minimum parcel sizes were increased almost uniformly. Most pertinently, the majority of 
the lands within the Municipal District of Rocky View were classified ‘general agriculture’ 
and had a minimum parcel size of 40-acres, a regulation designed to complement the 
density limit of four parcels per general agricultural quarter—section. Since the two 


regulations were tied so closely together, the Board was reluctant to vary the minimum 
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parcel size standard. Of the 12 appeals, only five were upheld while two were denied and 
in five cases the Board ruled it had no jurisdiction to render a decision. 

In the first of the upheld appeals (Alberta Planning Board file, 75-C-28), a proposal 
was made to subdivide a 10-acre parcel into two 5~acre lots for country residential use. 
The Municipality refused to relax its 40-acre minimum parcel size restriction and 
recommended that the Commission reject the proposal, which it did. At the appeal the ~ 
Board found that the proposed use was suitable for the land. It also found that if one of 
the parcels had its title consolidated with an adjacent title the parcel density regulations 
would not be challenged and the Board's jurisdiction in the matter would not be questioned. 
It then allowed the appeal conditionally. The landowner was to consolidate the title of one 
of the 5-acre parcels with an adjacent title and assume responsibility for road, culvert and 
crossing construction, the payment of due taxes, and the dedication of land for corner 
cuts, as well as assuring that access to both parcels was made to municipal standards. In 
short, the appeal was allowed but only in such a manner as not to challenge the status quo 
with respect to the parcel density regulation. The decision was not considered a challenge 
to the Commission's provisions regarding the conservation of farmland since the original 
10-acre parcel could not be considered a viable agricultural unit. Similarly, the proposal 
did not represent an extension of subdivision into an unsubdivided area. 

In Alberta Planning Board case 76-C-327, a land owner proposed to subdivide 
from an existing 143-acre parcel, one 28-acre parcel for a'general agricultural’ use. The 
land was physically isolated from the larger balance of the quarter—section by the 
Trans-Canada Highway and the M.D. relaxed its zoning bylaw to allow this substandard 
parcel. The Commission, however, refused the application for subdivision as it was below 
the acceptable minimum parcel size. At the appeal the Board learned that the parcel was 
rated class four on the Canada Land Inventory (fair arable land), and that the physical 
isolation of the parcel, combined with its limited productivity, made it impractical to farm. 
The Board also learned that services could be easily extended to the parcel and access 
from an undeveloped road allowance could be built. In light of that information, the Board 
ruled that the subdivision did not appear contrary to the ‘greater public interest and it 


upheld the appeal. 
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In a somewhat similar matter (Alberta Planning Board file, 76-C-27 1), a landowner 
proposed to subdivide an 8.9-acre parcel from the Canadian Pacific Railway station 
grounds at Inverlake. The landowner intended to use the land for a country residence. The 
Municipality recommended in favour and was prepared to relax the municipal setback 
regulations. The Commission, however, refused the request as it was below the minimum 
parcel size for a general agricultural area. The matter was appealed and the Board learned 
that the parcel was of a highly unusual shape, being about one hundred and fifty feet wide 
and almost half a mile long. The land was also bordered on one side by the C.P.R. 
right-of-way and on the other by a developed road. The Board accepted the subdivision 
saying that its use for a country residence would be better than to let the land lie unused. 
The landowner was to fulfill several conditions appended to the Board Order, which 
required him to provide public reserves as per C.RP.C. guidelines as well as to construct 
access and services to municipal standards and to pay any taxes due. Here, again, the 
Board was careful to weigh the impact of the request against its potential to challenge the 

regulations. In approving the request the Board acknowledged the land's limited suitability 
| for most uses other than a country residence. 

In yet another similar appeal (Alberta Planning Board file, 76-C-305), a proposal 
was made to subdivide an 8-acre Bartel from a quarter—section. The subdivision was to 
separate an abandoned farmstead from the balance of a farmed quarter—section. The 
formatesd was to be rehabilitated and used as a country residence. The Municipality 
approved of the use and relaxed its zoning bylaw to allow the development. The 
Commission, however, feared that abandoned farmsteads all over the region would be 
subdivided from their parent quarter—sections if this first case was approved. The 
Commission argued that the subdivision of abandoned farmsteads could defeat the goal of 
restricting small parcel development. At the appeal the Board found that the farmstead was 
physically isolated from the quarter—section and that it was serviced. The Board thought 
that the parcel was well suited as a country residence. In addition, the Board stated that the 
parcel existed in fact, if not as a separate entity, arial that little damage could result from its 
subdivision. Accordingly the appeal was upheld. 

The last in this series of appeals was arather exceptional case (Alberta Planning 


Board file. 78-C-260). The subdivision request was made by Caigary Power for an 
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18.18-acre site for a transmission right-of-way. The Rocky View municipal planning 
commission recommended acceptance and referred the matter to the Council for its 
approval to relax the minimum parcel size regulations. The Council, however. refused to 
relax the provision. Like the Commission, it wanted to see the entire right-of-way 
proposal so as to ensure planning continuity. The matter was further complicated by the 
fact that the alignment of the right-of-way had been approved by another provincial 
Quasi— judicial agency, the Energy Résources Conservation Board. At the subsequent appeal 
the board noted that the subdivision was required for construction of the transmission line 
and that the Municipality and the Commission had not registered any objections to the 
proposal when it was under discussion by the E.R.C.B.. In addition, the Commission's fear 
that the right-of-way could endanger access to various parcels was alleviated by Calgary 
Power's assurances that permanent easements would be granted wherever necessary. |n 
upholding the appeal the Board said that it was satisfied the E.R.C.B. had the comments of 
the Commission and the Municipality and that they were taken into consideration before 
the Board gave its approval of the project. The Board also said that the Commission's 
concerns regarding access across the right-of-way could be solved as required. 

The matter of parcel size, in this instance, was obscured by other objections, the 
most basic of which was the Commission's belief that it had not been consulted to the 
degree that the land use planning agency for the area should have been. Here, though, the 
Board deferred to the judgement of the E.R.C.B., which again demonstrated the Board's 
willingness to accept the judgement of provincial agencies over the objections of local 
authorities. 

The first of two subdivision proposals denied after appeal was made to subdivide 
a 10-acre parcel from a 20-acre parcel (Alberta Planning Board file, 76-C-463). Both 
parcels were to be used for country residences. The area was zoned for country 
residential use but the minimum parcel size was 20 acres and the maximum parcel density 
was eight parcels per quarter—section. The Municipality was opposed to the request and 
refused to relax its zoning bylaw to allow the substandard parcels. The Commission 
similarly refused the proposal. At the appeal the Board found that the majority of the 
subdivided parcels in the vicinity were of 20 acres. It accordingly denied the appeal, saying 


that the proposal was contrary to the spirit and intent of the preliminary regional plan. 
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The second denied appeal was in some measure a hardship case (Alberta Planning 
Board file, 77-C-438). The proposal was to subdivide a 5—acre parcel from an 
unsubdivided quarter—section in order to isolate a partially constructed house from the 
balance of the quarter—section. The small parcel was requested by the widow of the 
registered landowner who wished to sell the land. The intended purchaser, Howaver did 
not wish to acquire the partially completed dwelling. The Municipality opposed the request 
because it was some 35 acres below the minimum parcel size. and the Commission was 
additionally disturbed about the lack of provision for legal access to the parcel. In essence, 
the Board concurred and, in denying the appeal, said the proposal was opposed to the 
spirit and intent of the preliminary regional plan. It seemed that its deficiencies were too 
great to be surmounted by the hardship factor. 

In the balance of the minimum parcel size appeals, the Board believed it had 
insufficient jurisdiction to render decisions. The Board could, however, rule as to whether 
a matter was rightfully before it and this resulted in some confusion and inconsistency. In 
the following appeal (Alberta Planning Board file, 73-C-255), for example, it was 
proposed to create a 20-acre parcel from an unsubdivided quarter—section, and the 
Municipality relaxed the zoning bylaw to permit the subdivision. Since the land was in an 
area zoned for general agriculture éHie Commission objected to the relaxation and rejected 
the subdivision application. When the matter came before the Board, it also found that the 
proposal was contrary to the minimum parcel size regulations of the preliminary regional 
plan and so could not be allowed under section 16(b) of the Planning Act, 1970. Yet, this 
appeal was similar in many respects to appeals in which decisions had been made and so 
highlights the inconsistent interpretation of section 16(b). 

In all the remaining cases (Alberta Planning Board file, 77-C- 101, 77-C-85, 
77-C-119 and 77-C- 122), the subdivision proposals would have created a greater 
number of parcels than were permitted under the density provisions of the preliminary 
regional plan. In general, the matter of substandard parcel size was overshadowed by the 
density restrictions, and since the Board was bound to adhere to those restrictions it could 


not render decisions in any of the cases. 
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6.4.4 Subdivision proposals not meeting public reserve provision guidelines 

Appeals against the public reserve provisions are divided into two groups: those in 
which the actual provision of reserve lands was disputed, and those which involved the 
Municipality's authority under its general plan to take cash-in-lieu of public reserve land 
dedications. The former group is dealt with here while the latter is more properly treated 
in the section of the chapter dealing with disputes involving the Municipality and provincial 
agencies. | 

The preliminary regional plan was quite explicit in its regulation of public reserve 
land dedications, a point underscored by the fact that only two appeals are dealt with here. 
The first of these (Alberta Planning Board file, 74-C-20, 74-C-229 and 74-C-230), 
involved three separate requests for lots of unspecified size On a quarter—section with a 
lake in its centre. The Commission approved each request subject to the condition that the 
lake be surveyed from the respective titles and be designated public reserve. The 
landowners claimed that the lake should be reserved for the use of the lot owners, 
particularly as it had never been treated as a lake for taxation purposes. In addition, the 
landowners said the lake had an average depth of one to three feet and dried up 
periodically. They further maintained that the lake was actually a slough and that having the 
area reserved for public use would SNe no useful purpose. The Board determined that 
the area in.question was a lake and, as such, had no potential for private development. It 
then ruled that, if subdivision was to proceed, the lake should be surveyed from the land 
titles and be set aside as public reserve. 

In the second appeal (Alberta Planning Board file, 77-C-—46), a landowner proposed 
to subdivide one 8-acre parcel from an unsubdivided quarter—section. The Commission 
gave its conditional approval to the request. Among other conditions, the landowner was 
required to dedicate a specific block of land as well as a strip of land running along a 
creek. Both of those public reserve requirements were appealed. The Board found that the 
Commission's reserve requirements were entirely proper within the intent of the 
preliminary regional plan and denied the appeal. Thus, in each case involving the 
Commission's determinations of public reserve, its decisions were respected by the 


Board. 
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6.5 Appeals Arising From Other Causes 

Subdivision appeals which arose from disputes not involving the preliminary 
regional plan were smaller in number than had previously been the case, in spite of 
increased appeal activity overall, As before, however, such disputes involved conditions 
appended to subdivision approvals in which municipal or provincial regulations were 
specified. These regulations required landowners to assume responsibility for road 
construction or to dedicate land for road construction. In addition, for the first time, 
landowners were meeting with opposition from several quarters when they proposed to 
subdivide land in the vicinity of sour gas wells and transmission pipelines. By far the most 
contentious issue, however, was the Municipality's authority to require the payment of 


cash-in-lieu of public reserve land dedications. 


6.5.1 Subdivision proposals approved subject to Municipal District of Rocky View 
cash-in-lieu of public reserve land dedications 

The authority to require payment of cash-in-lieu of public reserves was derived 
from the Planning Act and landowners, for the most part, did not object to the principle. 
The main area of conflict concerned the valuations of land after subdivision on which the 
-amount of the cash payment was ae ener The valuations, it seemed, were sometimes 
far greater than the landowners believed fair. In such instances appeals could be made to 
the Board for adjustment. In the first of these cases (Alberta Planning Board file, 
72-C-177), a landowner proposed to subdivide two 20-acre parcels froma 
quarter—section for disposal as small farms. The proposal was accepted by the 
Municipality and the Commission, but the Municipality recommended that the Commission 
accept the subdivision proposal only if the landowner provided cash-in-lieu of land for 
public reserves. The Municipality used the figure of $450 per acre as the valuation of the 
land. At the Board hearing the landowner said that an independent appraisal made for him 
had set the value of the land at $375 per acre. The Board also ascertained that the 20—acre 
parcels were listed for sale for $6500 or $325 per acre, the level to which the Board 
reduced the valuation for the calculation of the cash-in—lieu payment. An interesting point 
to be noted here was that the Board was varying the decision of the C.R.P.C. which was not 


involved in determining the valuation. 
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The second case involved a proposal to subdivide a quarter—section into eight 
4-acre lots with the balance of the lands left in a single 128-acre parcel (Alberta Planning 
Board file, 73-C-402). The proposal was approved by the Commission, subject to the 
usual road building, right-of-way and water supply requirements, as well as a cash 
payment for 2.83 acres of reserve land valued at S4000 per acre. The total , then, was 
$11,320 which the landowner attempted to have reduced by excluding some 12.25 acres 
of land needed for road construction from the parcel size on which the amount of 
reserves was Calculated. This point was appealed to the Board which ruled that the C.R.P.C. 
had correctly exercised its authority in rejecting the landowner’s request. The disputed 
12.25 acres formed part of the subdivision proposal and, as such, part of the parcel for 
which public reserves had to be set aside. 

In Alberta Planning Board case 74-C-206 a landowner proposed to subdivide five 
4-acre parcels from an existing 124-acre one. One of the conditions of approval was 
that the owner provide the Commission with a land valuation on which a cash-in-lieu of 
reserve charge could be based. This he did, but the Commission rejected the appraised 
value of $1500 per acre outright, claiming that something closer to $5000 per acre would 
be more realistic. The case was appealed and the Board found that $1500 was acceptable. 

‘The Board stated that the Planning Act did not provide for the inclusion of servicing costs 
when the cash-in-lieu figure was determined and that it was satisfied that the value of the 
raw land immediately after subdivision was $1500 per acre. The decision was strongly 
opposed by the Commission who feared that the low figure would set a precedent of 
sorts in the minds of property developers. The Commission requested that the Board 
review its decision but a review was not undertaken. In the Board's view, its decisions did 
not rely on precedent and did not form precedents. 

The Commission's fears were partially dispelled a few months later (Alberta 
Planning Board file, 75—C-5). In this case a landowner proposed to subdivide seven 
4-acre parcels from a quarter—section. Among othe conditions the landowner was 
expected to pay monies in lieu of public reserve land. The Commission's estimate of the 
land value was $6000 per acre, while the landowner’s appraisal was for $1125 per acre. 


Upon appeal the Board set the valuation at $3000 per acre. 
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Similarly, in a later proposal to subdivide ten 2-acre parcels, the Municipality 
tentatively accepted a cash—in-lieu figure of $5200 per acre (Alberta Planning Board file, 
76-C- 19). The Commission claimed the actual value of the land was $9000 per acre and 
an appeal resulted. At the hearing the Board found that the 2-acre parcels were listed for 
sale at prices that ranged from $20-30,000, with a median price of $25,000. The Board 
then ruled that a S9000 valuation was fair. 

A land valuation was again disputed in Alberta Planning Board case 76-C-469. A 
landowner proposed to subdivide twenty-four 2-acre lots, and the $13,500 estimate for 
cash-in-lieu of reserve land was performed by the Assessment Branch of Alberta 
Municipal Affairs. The landowner claimed the valuation was too high and lodged an appeal. 
The Board found that the Assessment Branch figure was made with the constraints of the 
Planning Act in mind and it was satisfied that the valuation was accurate. The appeal was 
denied. 

The Board further clarified the cash-in-lieu of public reserve provisions in Alberta 
Planning Board case 76-C-75. A landowner proposed to subdivide a 40-acre parcel into 
sixteen lots averaging 2.5 acres each. The approval carried a cash-in-lieu condition, and 
the value recommended by the Commission was $12,000 per acre. The landowner argued 

‘that the correct basis of valuation was the price per acre for the portions of the property 
that had already been sold, but the Commission maintained that its valuation was based on 
comparative estimates for similar subdivisions in the area. An appeal resulted. The Board 
supported the Commission's method of valuation and denied the appeal. 

In Alberta Planning Board case 77-C- 10 a landowner proposed to subdivide 
fifteen small parcels encompassing 61 acres. The subdivision proposal was conditionally 
acccepted and one of the conditions specified that the cash—in—lieu value be set at S8500 
per acre. That estimate was based on a comparison of the prices of other similar 
subdivisions in the vicinity. The landowner argued that a specific estimate for his land had 
not been performed and for that reason, the estimate was not accurate. At the appeal the 
Board made an about face regarding the use of comparative estimates. The Board found 
that the Commission's estimation of fair market value for one property could not always 
be relied upon to show the fair market value of another property. The Board consulted the 


landowner's appraisal estimates and reduced the cash-in-lieu figure to $6436.75 per acre. 
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Hence, the appeal was upheld. 

In Alberta Planning Board case 76-C- 197 a landowner proposed to subdivide 
seven 4~-acre parcels from a quarter—section. The proposal was approved in 1976 anda 
cash—in-lieu valuation of $5000 per acre was agreed upon at that time. The subdivision 
was not fully completed within the one year period of effect of the subdivision approval 
and the appellant requested the Commission to grant a six month extension, which it did. 
Shortly after, however, the Commission raised the cash—in-lieu valuation to $7500 per 
acre. At the appeal hearing the Board rejected this adjustment, saying that the conditions 
of subdivision were substantially complete when the Commission reviewed the matter and 
any change was therefore unwarranted. The appeal was upheld, but it should be noted that 
the Board was careful not to impugn the principle of reviews, only its practice in this 
particular instance. 

The final appeal of this kind involved a proposal to subdivide seven 4-acre parcels 
for country residential use (Alberta Planning Board file, 77-—C-36). In this instance the 
Municipality recommended a cash-in-lieu of public reserve figure of S8000 per acre. The 
Commission accepted this valuation but the landowner appealed. The matter was also 
subject to the new Planning Act, 1977, under which instead of making a valuation 
immediately after subdivision, it ee necessary to determine the land's ‘fair market value’ 
as of November 1977. The Commission's appraisal was not conducted until the summer of 
1978, whereas the appellant's appraisal which arrived at a value of $3857.28 per acre, 
was made in November 1977. This, then, was the figure accepted by the Board in 


upholding the appeal. 


6.5.2 Subdivision proposals subject to Municipal District of Rocky View road 
construction provisions 
The Municipality s road building conditions appended to the Commissions 
subdivision approvals were generally as contentious as they had been under the first 
preliminary regional plan. In the first of these cases (Alberta Planning Board file, 
72-C-641), a landowner proposed to subdivide two 40-acre parcels from an 80-acre 
parcel to satisfy a division of community property for a divorce settlement. The 


Muncipality and the Commission approved the subdivision subject to a condition which 
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required a 100-foot service road dedication along one side of the parcels. The matter 
was appealed but the Board ruled that the dedication of the service road was warranted. 
The Board also noted that the settlement of the community property dispute could be 
accomplished without the subdivision and denied the appeal. That, however, was the only 
denial awarded in six appeals to the Board. 

In Alberta Planning Board case 74-—C-30, a proposal to subdivide two 17-acre 
parcels from a 214-acre parcel was conditionally accepted pending the widening of a 
road allowance to 100 feet and the extension of an internal road by about half as much 
again in order to connect with Highway 1A. The Commission and the Municipality had 
jointly decided to attempt to ensure that country residential cluster developments could be 
reached from at least two access points. Cul-de-sac roadways, which were preferred by 
developers, were incompatible with that goal. In this instance, however, the Board ruled 
that the amount of road construction demanded by the Municipality was excessive and 
unwarranted. It accordingly upheld the appeal, deleting all of the road building conditions. 

In Alberta Planning Board case 75-C-357, a landowner proposed to subdivide 
three 20-acre parcels from a quarter—section. Among other conditions, the Municipality 
recommended that the Commission require road widenings and the construction of 
service roads on both sides of a deeeeeec municipal road bisecting the quarter—section. 
The landowner believed that the amount of road construction demanded was unfair and 
appealed the matter. The Board agreed that the road construction was unrealistic, 
particularly as the municipal road was not a numbered highway and was not therefore 
required to have service roads adjoining subdivided parcels. The Board also noted that 
each of the parcels could have legal access to the roadway with little difficulty. In 
upholding the appeal the Board said that if the Municipality needed land for road widening 
they could negotiate with the landowner for its purchase. 

In a somewhat similar matter (Alberta Planning Board file, 75-C-389), a landowner 
proposed to subdivide a 40-acre parcel into two 20-acre parcels. The proposal was not 
contested by the local planning agencies but the Commission did append its subdivision 
approval with a requirement that the landowner construct a portion of aroad allowance in 
the vicinity of the parcel but not adjacent to it. The landowner objected to the condition on 


the basis that his parcel had legal and physical access and that the parcel would not benefit 
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in any way from the road construction. The Board verified this at the appeai and ruled that 
the road building condition had no rightful relation to the subdivision request and so could 
not be inciuded as a condition of approval. 

In Alberta Planning Board case 77-C-26 a landowner proposed to subdivide a 
Quarter—section into two 80-acre parcels for agricultural use. The subdivision approval 
was appended with a variety of conditions, one of which was that the landowner construct 
a 100-foot wide service road along the entire length of one of the parcels. The landowner 
considered that requirement to be excessive and appealed it. The Board found that only 
one additional access point would be required along the secondary roadway which hardly 


constituted a reason to construct a service road. Hence, the appeal was upheld. 


6.5.3 Subdivision proposals approved subject to Department of Highways limitations 
and provisions 

In the previous study period a condition of subdivision approval recommended by 
the Department of Highways was a virtual commandment. Perhaps for that reason the 
number of appeals against such conditions were few and, for the most part, of a character 
that legitimately required the Board's adjudication. Moreover, of the four appeals lodged 
only one was denied. 

In the first case in this series (Alberta Planning Board file, 75-C-386), a landowner 
proposed to subdivide an existing 40-acre parcel into two 20-acre parcels for use as 
rural holdings. His request was refused by the Commission which noted that the land was 
adjacent to an arterial roadway development proposed by the Department of Highways. 
The Board learned that the Department had been considering the development for about 
five years but that no declaration of the Dp erinents intention had been made. In addition, 
_ no land had been acquired for the project. The Board then said that it had to concern itself 
with the subdivision matter at hand, not with the subdivision’s potential impacts upon an 
undeclared highway project. Accordingly, the Board allowed the appeal, with the usual 
conditions. 

In Alberta Planning Board case 73-C-486, a landowner proposed to subdivide 
froma 110-acre parcel one parcel of 16.5 acres for disposal as a small holding. The 


Municipality had no objections to the proposal, which was eventually to give rise to several 
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small holdings. The Commission. however, given the long-range plans of the developer and 
the Department of Highways, required a 132-foot road dedication adjacent to the parcel. 
The Municipality stated that they did not feel the road was required and the landowner 
appealed the condition. At the appeal the Board learned that the wide road would not be 
required in the forseeable future. It then allowed the appeal but applied several conditions 
to the approval. For example, the landowner was to ensure that future subdivision was for 
parcels of about 20 acres in size and that there be no more than twelve parcels on the site; 
he was also to enter into negotiations with the Municipality regarding roadway | 
improvements. In short, the Board removed the Commission from discussions of future 
roadway services in and around the particular subdivision. 

In Alberta Planning Board case 73-—C-261 a landowner proposed to subdivide a 
single 20-acre parcel from a quarter—section for use as a small farm. The Municipality did 
not object to the proposal but the Commission specified that the landowner undertake 
road construction along the portions of the property that fronted on a secondary road. 
The construction would have necessitated the removal of a windmill and well. The 
landowner appealed the condition. The Board found that the service road was not 
immediately required, but ruled that the land be dedicated and the construction deferred 
until such time as it was required. In the meantime, the windmill could be left in place. 

Alberta Planning Board case 73-C- 105 was the only appeal of this kind denied by 
the Board. A landowner proposed to subdivide a single 20-acre property. As a condition 
of the subdivision approval, the Commission required the landowner to construct a road 
through the quarter—section. The Commission believed the road would be needed for 
future subdivision on the quarter and it was also required by the Department of Highways 
for their project to connect the Happy Valley project and the Old Banff Coach Road with 
the Trans-Canada Highway. In denying the appeal the Board said that the internal road 


should be constructed prior to any further subdivision requests. 


6.5.4 Subdivision proposals refused due to proximity to hydrogen sulfide and sulfur 
dioxide gas facilities 
Appeals of this nature were not made to the Board until the mid- 1970s. Prior to 


that time there had been few pressures for subdivision in areas of gas production and 
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special policies had not been formulated or, at least, were not generally recognized by the 
land use planning agencies. By the mid- 1970s, however, subdivision in the vicinity of sour 
gas facilities was causing concern to the Department of the Environment, the Energy 
Resources Conservation Board and various land use planning agencies, because of the 
danger of exposure to hydrogen sulfide and sulfur dioxide. When subdivisions were 
requested they increasingly encountered opposition. In the first case of this kind (Alberta 
Planning Board file, 76-C-250), a landowner proposed to subdivide an 80-acre parcel 
into two 40-acre parcels for general agricultural use. The Municipality recommended that 
the proposal be refused as it was within the potential 100 part-—per—million hydrogen 
sulfide isopleth of a gas well. The Commission, similarly, refused to grant subdivision 
approval, citing the danger to health posed by the location of the subdivision. The matter 
was appealed to the Board which stated, in its ruling, that to allow increased population 
densities within the 100 part-per-million or even 500 part-per-million hydrogen sulfide 
isopleths of a sour gas facility would be irresponsible in light of the potential dangers to 
health and life. It further stated that while the landowner was aware of the dangers and 
was prepared to live with them, the Board would not be held responsible for creating 
smaller separate land titles which could be sold to third parties not fully aware of the 
hazard posed by the location. In pening the appeal the Board made particular reference to 
its duty to uphold the greater public interest. 

In Alberta Planning Board case 76-C-438, the Energy Resources Conservation 
Board's opinion was pivotal to the appeal outcome. The proposal was to subdivide an 
existing 40-acre parcel into two 20-acre parcels for disposal as country residential 
holdings. The land was within the 100 part-per-million sulfur dioxide isopleth for a sour 
gas well. The Municipality did not oppose the subdivision but the Commission refused the 
request. At the appeal the Board requested the opinion of the ER.C.B. and received a 
statement that there was minimal hazard to health from this concentration of sulfur 
dioxide. The Board therefore determined that the land was suitable for country residential 
use. 

In Alberta Planning Board case 77-C-216 the Board again showed its willingness 
to defer to the judgement of the ER.C.B.. A landowner proposed to subdivide a single 


37-acre parcel from an unsubdivided quarter—section in order to isolate a farmstead. The 
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Municipality noted that the land was within the 500 part-per-million hydrogen sulfide 
isopleth of a gas well and recommended that the subdivision be approved only if it was 
acceptable to the E.R.C.B. and the Commission. Acceptance from the Commission was not 
forthcoming and an appeal was made to the Board. It was not successful. The Board did 
not wish to sanction any change to the land title that could have the effect of increasing 
residential density, a point it termed inconsistent with the greater public interest in such a 
hazardous zone. 

Alberta Planning Board case 75—-C-110 was similarly denied by the Board. A 
landowner proposed to subdivide two 40-acre parcels from a 98-acre parcel for 
unspecified uses. The Municipality recommended that the Commission refuse the request 
as a sour gas pipeline bisected the land. The Commission accepted the Municipality's 
recommendation, whereupon an appeal was made. At the hearing it was found that too 
little was known about the dangers posed by the sour gas well or the pipeline for any firm 
estimation of danger to be made. In addition, the landowner had not undertaken studies of 
ground water availability or soil percolation characteristics, so that the land's physical 
Suitability for habitation was in doubt. The Board therefore ruled that the application was 


premature. 


6.6 Interim Conclusions 

The aims of the second preliminary regional plan were particularly tailored to the 
city of Calgary but its effects were most strongly felt in the rural municipalities 
surrounding the city. It was designed to be a more comprehensive statement about land 
use planning goals for the region, but of the several goals advanced, the one with the 
greatest impact was the containment of urban development within the Calgary city 
boundaries. The second plan went about attaining that goal in a more consistent and 
thorough manner than the first plan had done; it also demanded a higher degree of 
commitment from the Commission's membership. 

That increased commitment was backed by the newly adopted statutory 
requirement that municipalities draft and adopt municipal general plans. These had to be 
concordant with the Commission's planning aspirations and it clearly sought to present its 


goals in a manner that would have the maximum impact upon subordinate plans and bylaws. 
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The Commission's principal goal was, for example, backed by a variety of regulations that 
served several overlapping ends. In particular, the policies of urban containment and 
agricultural land conservation depended upon essentially the same instruments. Thus, land 
use guidelines were applied to all land uses in the region and were explicitly designed to 
exclude subdivision and development from ail but a few sanctioned areas. The land use 
guidelines, minimum parcel size regulations, and parcel density restrictions all acted to 
guide and restrict subdivision, and when embodied in the municipal general plan had similar 
effects upon development. 

The parcel density regulations, in particular, were the keystone of the plan. They 
were adopted because the Commission was well aware that any and all subdivision held the 
potential to increase rural residential densities. This, in turn held the promise of increased 
pressures for a wider variety of land uses than existed in rural areas. To maintain stability 
the Commission had first to restrict subdivision. 

The areas least disturbed by subdivision activity were those removed from the 
urban centres and for the most part in some form of agricultural production. The Board's 
reception of the planning controls was positive. It respected the goal of farmland 
conservation and took pains, when appearing to rule against it, to state that, in its opinion, 
given the particular circumstances, the effects of the upheld subdivision would not 
abrogate the spirit and intent of the pian. Indeed, to uphoid the spirit and intent of the plan 
whilst granting variance where it was judged to be warranted was the intended function of 
the Board. In technical planning matters concerning land use provisions, the Board allowed 
itself a comparatively more free interpretation of the relevant regulations and of the 
Commission's stipulations. Hence, the Commission's subdivision refusals based on the 
availability of services, topographic limitations, and the prematurity of subdivision were 
more frequently overturned at appeal than the farmland conservation regulations had been. 
Yet even here, the Board was moderate in its decisions. One point, however, which must 
have caused the Board no end of concern, was the difficulty of rendering decisions upon 
subdivision appeals which were proved to be contrary to some part of the preliminary 
regional plan. The Board, like all subdivision authorities and the Minister, were precluded by 
section 16(b) of the 1970 Act from permitting land to be subdivided if it was contrary to a 


statutory plan, the Subdivision and Transfer Regulation or the Act. Yet. this ran counter to 
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the whole principle of a right of appeal and the power to grant variance. 

The few appeals against the provisions of the two-parcel rule were largely 
unsuccessful. Also, since more than two subdivided yet undeveloped parcels per 
quarter—section were unequivocably prohibited, the Board had to be mindful of the 
constraint imposed by section 16(b). It was careful not to rule on an appeal that involved 
that section. Of the three appeals in the group, one was denied, another granted a variance 
and the last was not ruled upon. The low number of appeals was probably due to the clear 
nature of the regulation and the unlikelihood that its provisions would be varied at appeal. 

The minimum parcel size guidelines were equally clearly stated but were of a nature 
that had to accommodate occasional irregularities. The Board had to be mindful of section 
16(b) here too, as the minimum parcel size provisions were closely tied to the parcel 
density regulations. The guidelines were not so much predicated upon technical planning 
considerations as they were on the broad goal of restricting subdivision in general and 
small parcel subdivisions in particular. Thus, when the Board reviewed them, it did so in 
terms of the subdivision’s impact upon the farmland conservation policy and with respect 
to the parcel density regulations. In each instance where an appeal was upheld the Board 
did so after satisfying itself that the spirit and intent of the plan were not challenged. 
Similarly, where appeals were thought to challenge the plan they were denied in spite of 
hardship pleas. It is also important to note that the comparatively small number of appeals 
illustrated that the Commission's management of the policy was generally effective and 
above conflict 

In a similar sense, the provision of public reserve land conspicuously 
uncontentious. There were only two appeals, each of which was denied. In one of the 
cases (Alberta Planning Board files, 74-C-20, 74-C-229 and 74-C-230), the Board's 
judgement seemed to be genuinely required to interpret the actual definition of a lake 
within the scope of the Planning Act and Subdivision Regulation. The other case seemed to 
be a gamble on the landowner's part that a portion of the reserve lands required by the 
Commission might be waived; the gamble failed. | 

On balance the Board showed a particular respect for the preliminary regional plan 
and, when exercising its authority, did so in a moderate manner. There seemed to be very 


few occasions where the Board's authority was used to challenge significantly the planning 
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aspirations of the Commission. 

The same sense of common purpose did not, however, extend to the conflicts 
concerning the Muncipality's required payments of cash-in-lieu of public reserve land 
dedications. The technique, itself, was not contested, but the valuations were frequently 
contentious. Since the conditions that required the payments were appended to 
subdivision approvals the Commission was; at least, nominally involved. In the majority of 
the appeals adjustments were made to the cash-in-lieu figure, either by accepting the 
owner's valuation or by striking a compromise. These appeals also illustrated the lack of 
precedent the Board operated under. In one appeal (Alberta Planning Board file, 76-C-75) 
the Commission's estimate of cash-in-lieu value was verified on the basis of comparative 
estimates of similar types of parcels, but in another case shortly after, the Board ruled that 
the practice of determining value through comparative estimations was not fully reliable 
(Alberta Planning Board file, 77-C- 10). 

In the previous study period the Board had shown that it looked rather favourably 
upon conditions of subdivision approval specified by the Municipality and the Department 
of Highways to require landowners to construct roads or dedicate the land for them. In 
this study period there was a marked change. The Board modified or waived subdivision 
approval conditions to dedicate roads or land for their construction in most of the cases 
where it heard appeals. In so doing it used words such as unwarranted and ‘unnecessary’ 
to describe the amount of road building commonly required by the Municipality. Where the 
conditions prompted by the Department of Highways were concerned the Board looked to 
the immediate need for improvement and made its decision accordingly. Those conditions 
that could be deferred until subdivision eventually took place or until there was a 
demonstrated need, were usually deferred. Overall, the Board gave the impression that it 
regarded road building conditions as a kind of obligation that should be performed only 
when the need was Clearly evident. 

The concern for the hazards to health were at the centre of all the Board's dealings 
with subdivisions appealed due to their proximity to sour gas facilities. Policy regarding 
subdivision in such areas were in the process of being formulated and for that reason the 
Board was very cautious in its appeal determinations. In most of the appeals it did not allow 


any changes to land titles which could conceivably have had the effect of increasing 
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residential densities adjacent to sour gas installations and sources. 

In retrospect, the Board's appeal activities were of a character that did not 
challenge the land use policies of the Calgary Regional Planning Commission. Nor did the 
implementation of the Commission's policies appear to be retarded through the appeal 
process. For the most part the appeals were treated as special cases, as indeed they were. 
In many instances the appearance of conflict was exaggerated by the fact that the 
Commission was unable to grant minor variances from its rules and regulations. That 
function was reserved for the Board. Had it not been, the number of appeals wouid 
probably have been greatly reduced. 

Finally, it is impossible to overestimate the effects of section 16(b) of the Planning 
Act upon the implementation of the preliminary regional plan or the concern it caused the 
Board. Numerous appeals were effectively removed from the Board's adjudication. At first 
impression that might seem like a good thing; control devices which might otherwise have 
been overruled were unchallenged. But the section: denied many landowners the right to air 
their grievances with an administrative statute. Without that right, or the right to political 
recourse, the affected individuals had no official voice. The situation was not one that 
could be tolerated indefinitely, without the risk of challenges to the Planning Act in the 
regular courts of law. Thus, when ee Planning Act, 1977, was adopted the equivalent 
section named only subdivision approving authorities in its strictures. The Board was 
excluded from its provisions and could then hear appeals against the subdivision 


provisions of any plan. 
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7. SUMMARY AND CONCLUSIONS 

The statutory control of land use in Alberta was first made possible through the 
Planning Act, 1913. It was largely ineffective. So, too, was the Planning Act, 1922. But in 
1928 the government instituted a Planning Board, its function advisory, which was to | 
coordinate and promote planning measures in the province. Planning controls thus 
expanded and a review of successive planning legislation in Alberta illustrates that 
government vested increasingly trust, authority, and power in the Planning Board. The 
Board had a steadily expanded impact on the regional planning system. 

The Planning Board's growth roughly coincided with a marked increase in the 
creation and use of boards generally throughout the public adminstration. That usage 
prompted concerns about centralized or local control of policy formulation and the 
implementation and extension of executive power. The Planning Board was not unique and 
did not escape these general criticisms. 

Throughout its development, the Board has retained a primary concern for the 
interpretation and coordination of planning policy, as it applied to planning at the regional 
scale. Its range of responsiblities has included the establishment and funding of regional © 
planning commissions, the review of their plans, and the right to hear appeals against plan 
provisions. These two latter flneuane gave it the potential significantly to affect the 
development and attainment of regional plan policies. The relationship of the Board as 
appeal adjudicator and the Calgary Regional Planning Commission, as planning agent for the 
Municipal District of Rocky View, formed the focus of the study. The major point of 
inquiry was to assess how the Board's appeal—hearing function affected implementation 
of locally-determined planning policies. 

The planning goals were stated in two preliminary regional plans which presented a 
clear picture of the ends to which the Commission worked. All of the subdivision appeal 
files investigated concerned conflicts with specific planning measures or conditions of 
subdivision approval recommended by the Municipality and other interested agencies. Their 
resolution illustrated the Board's acceptance or rejection of the Commission's actions on a 
case by case basis. In the aggregate, however, the judgements provide a definite picture 
of the Board's dealings with the Commission and its attitudes towards the Commission's 


planning policies. 
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Though not modelled on a particular historical antecedent, the Planning Board 
demonstrates several characteristics common since Victorian times. Boards were utilized 
extensively in the administration of British statutes dealing with such matters as public 
health provisions, housing quality standards, and initial land use controls. The need for 
central direction was apparent to Victorian administrators in the fact that no amount of 
progressive legislation could be implemented without powers of enforcement. With 
enforcement came the need for coordination, for central controls of standards of 
application, and some means whereby conflicts with a statute could be appealed or 
otherwise resolved. In the English experience, enforcement was typically a local 
undertaking. But to guarantee that laws were being applied uniformly, some central 
direction was necessary. Similarly, variances from regulatory statutes required the 
exercise of authority which was not usually vested in local adminstrators. Nor were the 
courts seen as an appropriate forum for the mediation of these disputes. They worked 
slowly, were often not technically conversant with the matters at issue, and had a 
regrettable predilection to the doctrine of private rights that was inconsistent with the 
notion of individual sacrifice for the greater public good. For these reasons, central 
authorities tended to retain rather than delegate appeal authority. Hence, central bodies 
generally became closely associated with the development of policy, the supervision of its 
implementation procedures and the granting of variances from its extreme effects. 

This administrative morphology which characterized British public administration 
was retained as an integral part of many statutes, the planning acts among them. These 
_were frequently adapted for use in other jurisdictions. Alberta's first Planning Act,in fact, 
was a thinly disguised version of the English Planning Act, 1909. Relatively effective in 
Great Britain, it was largely unused in Alberta. Here its use was almost entirely 
discretionary in that it eliminated the need for central inspection beyond that of ministerial 
sanction and eliminated the central promotion of planning. That omission was critical since, 
at the local level, there was a general lack of administrative sophistication. A similar 
situation was recognized with the small communities of Ontario. Early in this century the 
government sought to examine the administration of municipal corporations in other 
jurisdictions with the intention of adopting improvements. The net result of the study was 


the creation of a central board responsible for annexations, municipal boundary 
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adjustments, some matters of municipal finance, and the approval of bylaws relating to 
roads, bridges, public utilities and so on. After 1917, that central authority also had 
responsibility for planning and, as in Great Britain, regulated the provisions of the Act and 
granted variances. Indeed, the Ontario Municipal Board soon became the authority for 
municipal regulation where quasi-judicial decisions were required. 

The Alberta Planning Board does not have the scope of the Ontario Municipal Board 
but was established for many of the same reasons. The Planning Board's creation in 1928 
established a degree of control of land use along highways and in areas of scenic beauty. 
Its initial regulations in no way infringed upon the autonomy of municipalities but it was to 
advise them of available planning measures. Changes to the Act in 1929 extended the 
Board's control of land use throughout the province outside the cities, towns and villages. 
The Board made and policed its own regulations but for the most part was kept well away 
from matters directly affecting municipalities. Nonetheless successive amendments to the 
Act allowed the Board to take a larger role in the regulation of land use, particularly on the 
fringes of urban centres. 

Without controls land subdivision in the vicinity of urban centres was rather 
disorganized and disorderly. Land was also subdivided for speculative purposes in 
amounts that far exceeded demand. Services were difficult to extend into the fringes and 
many urban municipalities had unwillingly become the owners of vast tracts of subdivided 
land that was seized in lieu of property taxes. The costs to the public for servicing and 
holding land was considerable: and more than any other factor, contributed to more 
stringent regulation of land subdivision. By 1942 the Board was taking an active role in the 
control of subdivision within urban communities as well as outside them in an effort to 
reduce the level of subdivision to a point roughly in line with the demand for new land. 

It continued in that capacity until 1950 when amendments to the Planning Act were 
made. Many of the Act's provisions were unchanged but the institutional framework for 
their administration was extensively revised. The new Act, however, envisaged more 
stringent land use controls under regional planning with the Board potentially able to affect 
land use in rural areas through the regional planning commissions which it could create 
when asked to by two or more rural municipalities. The commissions were advisory and 


chiefly able to assist with the drafting of municipal general plans, zoning bylaws or the like. 
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Hence, the Board's ability to influence urban affairs was kept very limited. 

The legislative changes to the contrary, there was not a great increase in regulatory 
activity in rural areas in the short term. The Board’s new powers were largely unused. In 
1953, however, changes to the Act broadened the membership of the Board to include 
representatives from all government departments concerned with development which was 
certainly an indication of the higher profile it was to follow. In 1957 regional planning was 
made mandatory in the Calgary and Edmonton regions and there was an expectation that 
commissions would be set up to serve the greater part of the province. 

The commissions were established and funded by the Board whose enforcement 
of the Act's provisions required it to monitor most of the commission activities as well as 
render quasi-judicial decisions in disputes with them. This had the effect of greatly 
increasing the board's importance. 

Under the 1963 Planning Act, the provisions relating to the management of appeals 
were made more formal. The Board was given the power to decide whether an appeal was 
rightfully before it and, like most boards, was not bound by the technical rules of evidence 
in hearing appeals. Some of those it heard were of a purely adminstrative nature, 
concerning disputes between the commissions and their member municipalities, but the 
majority concerned applications for subdivision. In granting decisions to those, the Board 
was bound to uphold the Act and the Subdivision and Transfer Regulation. Revisions to the 
Act in 1970 further refined the Board’s responsibilities in its hearings by requiring it to 
consider the spirit and intent of local plans when reaching its decisions. In addition, the 
Board and all other planning authorities were prevented from taking actions which would 
allow subdivision when it was contrary to any local plan or land use bylaw, a point which 
later had considerable impact upon the Board's ability to hear some appeals. 

Changes to the Planning Act in 1977 had little effect upon the Board's powers but 
further consolidated its position as chief adminstrator of regional planning by making it the 
manager of the Alberta Planning Fund. It was also given the opportunity to review and, if 
necesary, recommend changes to regional plans before they could be passed to the 
Minister for ratification. This greatly increased the Board's ability to influence regional plan 
policies. It has claimed to not specify the substance of local policies but there is a growing 


fear that it is, indeed, doing so. 
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Thus, over a comparatively short time, the Planning Board has come into a position 
of great authority within the regional planning system. It has, in fact, evolved into a central 
authority rather like those of Victorian England in that it has powers of delegation, 
inspection and policy formulation, as well as final powers of variance. 

This study has dealt with subdivision appeals from the Muncipal District of Rocky 
View placed before the Board from 1960 to 1978. These numbered over two hundred 
and concerned a variety of policies and regulations, many of which were modified or 
amended over the study period. A principal question was whether the modifications were 
motivated by difficulties encountered with policy implementation, or more particularly, the 
Board's resistance to either the ends or the means of the regional control system. 
resistance to them. While each appeal decision was stated, the additive impacts upon 
planning policy of the appeal process were not known. To formulate a clear picture of 
those aggregate impacts it was decided to place them into groups corresponding to the 
periods of effect of local plans, principally the two preliminary regional plans. By doing so 
it was believed that any policy changes could be rationalized by their relative success or 
failure upon appeal. . 

The first preliminary regional plan was adopted in 1963. Previously, the 
Commission relied upon the Subdivision and Transfer Regulation for land use control. The 
Act specified that variances from the Regulation could be recommended by a subdivision 
approving authority, but all relaxations had to be made by the Board after a hearing. This 
type of appeal, known as a waiver request, accounted for over four-fifths of the appeals 
in the 1960-63 period. They illustrated the range of provincial regulations which required 
extensive interpretation but the great majority of the requests concerned relief from 
provisions governing the dedication of public reserve land. In almost every case the 
requirement was partially lifted and since most of the requests were unopposed, they did 
not form the basis for conflict. More conflict was engendered through the subdivision 
appeals. 

Even in the absence of a formal plan, the Commission attempted to develop a 
differentiation between urban and rural land uses. It was confronted with applications for 
land uses it considered inappropriate to the rural character of the Municipal District, most 


notably country residential development and cottage resorts. Both types of subdivision had 
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occurred prior to the establishment of the Commission, So it was occasionally called to 
approve extensions to existing developments, although it was loathe to do so. In other 
instances, subdivision was necessary to regularize prior developments (notably the 
summer cottage development at Chestermere Lake), which the Commission was also 
reluctant to sanction. The Commission assisted in the drafting of municipal bylaws to 
restrict small parcel land uses. This policy was chiefly implemented through the use of 
minimum parcel size regulations. Small parcel subdivision was, for the most part, 
prohibited, but in appeals the Board often granted exceptions with little evidence that it 
was aware of the overall impacts of its actions. It made its decisions on an isolated case by 
case basis as it attempted to find pragmatic solutions to outstanding problems. Even 
long-standing measures such as that of limiting subdivision to two undeveloped parcels at 
a time, were varied upon appeal. Whether these decisions affected the policies adversely 
was not clear, since the actual number of appeals was very small (11). It is clear, however, 
that the Board saw its function as one of mediating between the ideology of private rights 
in property and the ideology of advancement of the public interest (McAuslan, 1980, p.2). 

The adoption of the first preliminary regional plan gave the M.D., and the other 
C.R.P.C. member municipalities, a comprehensive land use plan which was directed toward 
the attainment of an urban-rural dif ferentiation. It outlined planning objectives, general 
development policies, and more particular rules and schedules relating to the control of 
land use on a regional scale. The containment of urban growth within the city of Calgary 
was advanced as a primary goal; and it was one which had particular impact upon the 
subdivision of small parcels for recreational, industrial, commercial and country residential 
uses in the district. The plan also advanced the belief that, for a subdivision to be 
acceptable, its physical characteristics had to afford basic amenities. Cottage subdivisions, 
for example, had to offer tree cover, adjacent water, relative isolation, and suitable 
topography. This and similar policies, when taken together, looked like development 
“controls in the guise of subdivision controls. 

A system of land use classes was instituted whose basic purpose was to guide 
subdivision as well as municipal development control and zoning bylaws. The standard land 
use class was that for low density agriculture. It was intended to allow land uses that were 


compatible with the rural economy whilst restricting higher parcel densities through 
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subdivision. Similarly, other land use classes were specifically tailored to control various 
types of land uses. They were also designed in a manner that would allow their adoption 

into local bylaws with little alteration and were further supported by minimum parcel size 
regulations. 

Other established procedures such the two-parcel rule and the public reserve 
requirement, existed separately from the plan policies. They were applied uniformly as 
conditions of subdivision in the same manner that they had been treated under the 
Subdivision and Transfer Regulation. The two-parcel rule assisted the plan's goal of 
limiting subdivision as it clearly stated that land could not be subdivided in amounts that 
exceeded probable demand. The Board's established support of the regulation meant that it 
was seldom appealed and those appeals which were lodged were highly exceptional and 
did not threaten the spirit and intent of the policy of restricting subdivision. Both of the 
appeals lodged were allowed, but in granting variance the Board took the opportunity to 
reemphasize its intention of continued support. 

The preliminary regional plan went beyond the Subdivision and Transfer Regulation 
in its requirements for the dedication of public reserve land. The plan area had been 
divided into primary and secondary zones for reserve purposes with the primary zone to 
have public reserves provided outright or deferred by caveat. The secondary zone 
covered areas removed from urban centres where the provision of public reserves could 
be waived. The policy was not particularly contentious as only three appeals were made 
against it. The appeal decisions illustrated that the Board supported the basic notion that 
public reserves be taken, but only when the density of development in an area warranted 
their provision. In addition, it did not uphold the Commission's desire to specify the 
location of the reserve parcel in one appeal. The Board's actions, however, did not detract 
from the impiementation of the policy. 

The minimum parcel size regulations were a very important tool of implementation 
and required the Board's support if the plan was to succeed. They permitted the 
Commission to exclude subdivision from particular areas by making parcel sizes 
impractical for all but low density agricultural uses. For that reason alone, the regulations 
were frequently contested. The Municipal District also contained numerous small parcels 


isolated from the balance of quarter—sections by road and rail easements. These were 
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‘frequently below the minimum permitted parcel sizes but were often suited to small parcel 
developments, particularly wnen their agricultural capability was reduced by the difficulty 
of access for farm equipment. Generally, in its appeal decisions, the Board supported the 
use of the regulations to implement the plan and effectively backed them but it did vacate 
them when the circumstances seemed to indicate that the plan goals would not be 
adversely affected. 

One important conflict was the decision of the Commission and Municipality to 
raise the minimum parcel size for agricultural land to 40 acres. This was an autonomous 
decision which had not been approved by the Board before it was used to refuse three 
subdivision requests. In the appeais that resulted, the Board either upheld the appellant's 
applications or reserved judgement. There was no mistaking the impression that the Board 
had felt its authority challenged by the local actions. It was not prepared to tolerate local 
attempts to draft subdivision rules for which its approval had not been granted. 

The plan's land use guidelines represented a synthesis of numerous planning 
policies and formed the most tangible vision of the Commission's aspirations for regional 
planning in the Municipality. It was remarkable, then, that the guidelines were so little 
contested. Only three appeals were made against them and two were upheld. That, 
however, could not be construed as a threat to the Commission's guidelines. One case 
involved a subdivision request for land on which a Forestry Department facility had been 
constructed. The Commission considered the development to be an industrial use and so 
contrary to the land use guideline for the area, but it is likely that the Commission really 
wished to register its dissatisfaction with the provincial government practice of | 
disregarding local land use plans in its own developments. The Commission also rejected a 
subdivision request for cottage sites adjacent to West Cochrane Lake on the the ground 
that the use did not conform to the guidelines for the area. The initial development of the 
site some years before had progressed only after a subdivision appeal. At that time the 
Board gave tacit recognition to the developer’s right to request a limited number of 
additional lots in the future. When that application was refused, the Board considered that 
it had a'moral obligation’ to uphold the appeal, but the general restriction of subdivision 
through the use of the guidelines was not opposed. Once again, the Board's actions did not 


seriously hamper the Commission's ability to implement its planning goals. 
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Overall, the policies embodied in the preliminary regional plan were met with 
acceptance that was qualified only in particular instances. In that regard, the Board 
functioned properly and entirely within its statutory mandate. Further, its appeal 
determinations were comparatively few in number, which effectively reduced the impacts 
its decisions could have upon the plan policies. But appeals against the plan provisions 
accounted for only part of the total number of appeals. About one-half concerned 
conditions appended to subdivision approvals. These were specified by the Municipality or 
by provincial agencies, and in most cases the Board attempted to balance the public benefit 
of the conditions against the costs they imposed upon individuals. Road dedication 
provisions were the most frequently specified conditions as the Municipality wished to 
avoid all costs associated with the construction of roads for new subdivisions. 
Surprisingly, there were relatively few appeals made against the conditions. Those which 
were appealed were usually found excessive in terms of expense and extent. Indeed, the 
projected costs for some of the conditions exceeded the value of the parcels created. In 
those cases the conditions were overruled but the small number of appeals can be taken 
as confirmation that many more conditions were not found objectionable. 

The Department of Highways, too, recommended conditions for subdivision 
approvals and a few of these were appealed. Most, however, were upheld which gave the 
impression that the Board looked upon the Department's recommendations as being 
imperative. 

The Board's authority was not a power which existed simply to challenge the 
Commission and the Municipal District where subdivision was concerned and its final 
powers of approval could be used to the satisfaction of all affected parties. An example 
of this occurred through the appeals of joint ownership subdivision requests. These were 
designed to give several individuals title to small lots with an undivided interest in the 
balance of a large property. The concept of an undivided interest in subdivided land was 
one which the Municipality and Commission had not previously dealt with but it was gaining 
popularity with developers. At issue for the Commission was its inability to restrict future 
subdivision of the lands held in undivided interest and its difficulty in authorizing 
development agreements. In the course of preparation for three such subdivision requests 


the M.D. and Commission drafted conditions to address the difficulties they foresaw. The 
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Commission then refused the subdivision requests and opened the way to appeal. In its 
resolution of the appeals, the Board bound many of the conditions to the subdivision 
approval which gave them the necessary authority for implementation. All parties seemed 
Satisfied. 

Rather less harmony, however, was seen in appeals lodged against the 
Commission's desire to have outline plans prepared for numerous subdivisions. If the 
outline plan was not accepted there was no right to an appeal as there had been no formal 
application for subdivision. The situation caused the Board great concern as its authority 
was being seriously challenged. Nor, was it a situation that could long be tolerated: the 
Board obtained legal opinions to the effect that a refusal of an outline plan amounted to 
the same as a refusal of a subdivision application. The situation was solved in a relatively 
short time, but the conflict showed that the Commission was most willing to attempt to 
remove the potential for the Board to vary its control devices. 

Yet, for all that the Commission may have feared the impacts of the Board's 
variances upon its policies, there was little evidence of concern in this second preliminary 
regional plan. The statements of planning purpose, and the instruments chosen to 
implement those purposes, were uniformly stronger. On balance, the plan presents a 
stronger tone which would hardly be expected if the previously more mildly—worded plan 
had been too often varied by the Board. The second plan provided a more comprehensive 
view of the land use control objectives, yet the instruments used to implement the plan 
were more flexible than had previously been the case and there was less reliance upon the 
Subdivision and Transfer Regulation. These regulations still existed in their own right, but 
they were not plannning policies so much as they were conditions of subdivision and the 
Commission's role for the plan had expanded to the point where the difference was 
noticable. 

The plan's principal method of implementation was through its parcel and 
population density provisions. The aim was to restrict subdivision and the concomitant 
urban growth. The decision as to which areas of the region would be classed high, medium 
or low density was, of course, the Commission's. This was important since its land use 
aspirations were not always shared by the municipalities, but through the density 


provisions it could oblige them to draft their zoning and development control bylaws in 
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accordance with the plan and thereby form an integrated framework. 

Of all the pian policies, that concerning agricultural land conservation was the most 
contentious. Its means of implementation was really the old agricultural land use class 
reworked to present a stronger face. It specified that land with adequate agricultural 
potential should be excluded from subdivision. There were 45 appeals lodged against the 
policy and the Board repeatedly demonstrated agreement with its aims. The Board refused 
31 of the appeals and frequently cited the fragmentation of agricultural land and the 
extension of subdivision into unsubdivided areas as justification for its decisions. Similarly, 
when it approved appeals, the Board looked to the spirit and intent of the policy, and the 
implication was that subdivision for bona fide agricultural pursuits was not contrary. In 8 
of the 12 approved appeals the Board found that the subdivision was needed to enhance 
agricultural production. Only in the other 4 did the Board demonstrate willingness to waive 
the policy. 

The land use guidelines also advanced a policy,the aim of which was to allow rural 
residents (principally farmers and ranchers) to subdivide small acreages upon which their 
homesteads were located. It was reasoned that farmstead isolation could allow a limited 
supply of land to satisfy the rural demand for small holdings while ensuring that the 
productive land base was not threatened with extensive fragmentation. Since country 
residential subdivision was not allowed in areas zoned for general agriculture, the 
Commission feared that farmstead isolation could be used to that end. The right to this 
procedure was therefore limited to quarter—sections which had not previously been 
subdivided and the new parcels had to contain the principal farm dwelling. In addition, both 
the Commission and the M.D. examined the sincerity of requests which, from all 
viewpoints, was a subjective process. Appeais had also to be dealt with.in a subjective 
manner and in 6 of the 9 cases the Board ruled for the appellant. That did not represent an 
undermining of the policy as the Board frequently made changes to the size of the 
subdivisions to make them conform more to the general intent. Its authority was also 
necessary to waive requirements, such as that limiting farmstead isolations to 
unsubdivided quarter—sections, pes it seemed genuinely required. On balance, there was 
no evidence that the technique was being used to achieve ends other than those for which 


it was intended. 
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Policies regarding orderly and economic development were grouped within the 
land use guidelines under the second plan. Through them the Commission attempted to 
make subdivision consecutive with existing parcels or at least in the same 
quarter—sections, as this was believed to reduce the potential for farmland fragmentation. 
Consecutive subdivision and development also made the extension of services a less 
expensive undertaking. The Board supported the policy and the Commission's related 
technical judgements in most cases. It denied appeals in 5 of 8 instances and in the 
successful appeals satisfied itself that the subdivisions were with merit and did not 
undercut the policy too markedly. Most of the appeals were special cases which required 
a degree of variance that the Commission was not able to furnish. 

The balance of the appeals against the land use policies dealt with the Commission's 
interpretation of provincial regulations concerning roadways, and topographic and 
hydrographic limitations. The Board had the authority to waive such regulations and allowed 
itself considerable latitude in attempting to find compromises which would satisfy both the 
landowner and the spirit and intent of the regulations. Here too, variances did not form a 
challenge to the integrity or authority of the Commission because its ability to interpret the 
regulations was very limited. The appeals were handled from an approach of trying to 
bring the subdivisions into conformity with the regulations rather than concentrating on the 
propriety of the Commission's judgements. 

Subdivision in the vicinity of airports was regulated by special provincial policies as 
well as by the land use policies of the second plan. For the most part these functioned well 
to regulate such subdivisions and were not the subject of much controversy. The M.D. of 
Rocky View, however, was not convinced that all airports ought to be included and 3 
appeals resulted from subdivision applications in the vicinity of the Airdrie airport. The 
Municipality had changed its zoning bylaw to allow the uses proposed for the subdivisions, 
but those changes were opposed by the Commission which aiso refused the subdivision 
applications. The Board supported the Commission's contention that subdivision: and 
development in the area were contrary to the plan. 

In other appeals of the same regulation, the Commission was not so fortunate. It 
had refused several subdivision requests in the vicinity of the Calgary International Airport 


on the basis that they were exposed to high levels of noise. In the appeais it was found 
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that the Canadian Air Transport Administration guidelines allowed low densities of 
development in areas of high noise exposure. The Board allowed the appeals on the basis 
of that information. Rather than being an outright challenge to the regulation, the appeals 
set new standards (based on federal guidelines) for its implementation. 

In spite of having been subsumed into the parcel density regulations, the 
- two-parcel rule remained distinct and over the 1973-78 period, 3 appeals were lodged 
against it. As under the first plan, this was a very small number relative to the overall 
volume of appeals. The Board approved one of the requests at appeal, denied another and 
ruled that it had no jurisdiction to render a decision on the third. In the upheld appeal the 
Board found it could offer a compromise settlement in which the principle of the rule was 
respected. In the denied appeal the subdivision plainly ran afoul of the regulation, and in the 
third the Board was told that the subdivision application was contrary to the plan. Since 
that was found to be true the Board could not take any action to give effect to the 
subdivision and accordingly, ruled that it had no jurisdiction to render a decision. The 
Board's treatment of these appeals evidently showed its continued support of the 
two-parcel rule. 

The minimum parcel size regulations were similarly part of the parcel density and 
land use regulations while still being independent in some circumstances. Here, too, the 
Board allowed itself considerable latitude in its appeal decisions. That was believed to be 
necessary since the regulations had become rather strict. The minimum parcel size of 40 
acres precluded subdivisions that would not adversely affect the Commission's principal 
goais of urban containment and farmiand conservation. Accordingly, the Board approved 
several appeals but in each case was Satisfied that the subdivision would not lead to 
fragmentation or radically increased parcel and population densities. In those cases where 
there was a danger of compromise to the policies the appeals were denied. 

The provision of public reserve land was also little contested. Only two appeals 
were made and in the first of these the Board's opinion was genuinely required. The case 
concerned the provision of a water body for reserve land purposes. The argued point was 
whether the water body was a lake or merely an intermittent slough. It had not been 
excluded from the land title and the owners had paid taxes on the water covered land. The 


Commission considered that the water body was a lake and wanted it dedicated a public 
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_ reserve. The Board ruled in favour of the Commission:and allowed the subdivision so long 
as the lake was surveyed from the land title and dedicated. The other appeal was lodged 
over a C.RP.C. requirement that a landowner dedicate a specific block of land as well as a 
strip of land running along a creek as a public reserve. The Board found that the request 
was entirely proper within the intent of the preliminary regional. plan and denied the appeal. 
Here, again, the decisions did not challenge the Commission's policy. 

On the other hand, the Municipality's desire to take cash-in-lieu of reserve land 
was the subject of many appeals, a large proportion of which were varied. The principle 
of providing cash-in-lieu of reserve land was recognized in the Planning Act and conflicts 
did not concern that so much as the amount of the valuations on which the dedication was 
calculated. In all of its determinations the Board sought to attain a fair estimate of the value 
of the land. Similarly, the Muncipality, Commission and the Assessment Branch of Alberta 
Municipal Affairs each sought to provide accurate valuations but in 6 of the 10 appeals the 
Board varied the valuation downward. To resolve the appeals the Board frequently 
averaged the appellant's estimate and that of the local authority. That may not have resulted 
in fully accurate valuation, but it most often represented a compromise that both parties 
could accept. In other cases the Board found that the method of declaring value was faulty 
and the appeals were upheld but in the process, the local authorities were heiped to 
recognize the standards of the Act which the Board followed. 

As in the 1863-72 period, road dedication and building provisions were appended 
to subdivison approvals. These were greatly contested and the Board's reception to many 
of the conditions was poor. For the most part the Board characterized the Municipality's | 
requests as being unwarranted or excessive. The appeals involved conditions that, had they 
not been overruled, would have been quite expensive for individual landowners. It is not 
known but is suspected that these appeals represented only those in which the approval 
conditions were particularly onerous. In all probability most conditions of this kind were 
accepted by landowners as routine obligations of subdivision approval. Notwithstanding 
that, the Board’s rulings certainly affected the Municipality's ability to demand extensive 
road dedication and or construction as a condition of subdivision approval. In a similar 
sense the Department of Highways was largely unsuccessful with its conditions appended 


to subdivision approvals. It seemed that the Department was attempting to impose 
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requirements for roads whose development was not imminent and the Board thought the 
imposition of requirements so far in advance of probable need was unjustified. 

The refusal of subdivisions due to their proximity to sources of dangerous gases 
was something the Commission had not forseen when the second plan was drafted. In its 
period of effect, however, there were 4 such subdivision applications which went to 
appeal. In reaching its decisions, the Board relied igen the advice and assistance of the 
Energy Resources Conservation Board. Indeed, the opinions of that Board were not 
disputed or altered in the Board's rulings. The Planning Board believed that the creation of 
additional land titles in areas affected by sour gas would be irresponsible. Thus, all but one 
of the appeals was denied. 

One element of particular importance to develop out of the administration appeals 
against the second preliminary regional plan was the Board's frequent inability to render 
decisions for subdivisions that were found to be contrary to section 16(b) of the Planning 
Act, 1970. That section specified that land could not be subdivided unless it conformed to 
existing preliminary regional plans, general plans, zoning bylaws or their equivalent. In 
essence the section related, for the first time, the process of subdivision control to the 
land use planning process. The specification of that relationship was of benefit to the 
Commission but the Board was placed into some awkward situations. In theory, the Board 
had the authority under section 78 to approve and request changes to regional plans 
before they were adopted but, this notwithstanding, the Board was still precluded from 
rendering decisions in some appeals. That effectively denied many landowners an 
opportunity to air their grievances, which was counter to the whole principle of a right to 
appeal and the power to grant variance. 

While section 16(b) did not seem to have profound impacts upon the local control 
of land use or upon the appeal process, it is important to note that in the Planning Act, 
1977, the prohibition was dropped for the Board. It still applied to subdivision authorities 
but not to the Board which could again have access to all appeal cases. 

Based on the examination of the appeals, the Commission early established that its 
control of land use would be based on the restriction of subdivision. Its guide in that task 
was the notion that all land uses could be divided into urban and rural types. It was implicitly 


recognized that rural areas and land uses would have to be protected from the 
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encroachment of urban development. Virtually all of the Commission's planning measures 
worked to achieve an urban-rural differentiation and to restrict subdivision and 
development for urban uses. It has been shown that the Board was in broad agreement 
with the Commission's basic aims. 

As they arose, disputes concerned not the underlying purposes of plan policies, 
but their implementation on a case by case basis. Many exceptions and variances were 
granted to specific regulations but few of them seemed to have far-reaching negative 
impacts upon the policies themselves. Indeed, when the two preliminary regional plans are 
compared it is possible to see that the second plan was an improvement over the first 
both in terms of scope and effect. It is doubtful that this would have been the case if the 
first plan had been largely unsupported by the Board in its appeal decisions. Had that been 
the case, the Commission's authority would have gradually been eroded to a point where 
neither it nor its policies would have retained credibility. In turn, that would have 
represented bad management on the Board's part since it had a duty to keep the 
commissions functioning effectively. 

This is not to indicate that the relationship between the Board and the C.R.P.C. did 
not undergo some strife. The Commission's use of outline plans to circumvent the appeal 

_process showed one manifestation of its dissatisfaction with the Board's ability to grant 
variance. That notwithstanding, the planning system recognized the need to provide 
variances in individual cases and the Board appeared to do an adequate job of balancing the 
effects of its variances against the advance of public policy. If variances had not been 
granted, plans could have been implemented more smoothly, but at a high cost to some 
individuals and at a similarly high cost to the notion of fair play in the advance of public 
policy. 

For public planning policies to represent anything but a threat to landowners it has 
to be clear that exceptional circumstances will be taken into account. The power of 
variance removes, to some extent, the threat of the autocratic exercise of authority. The 
right to appeal exceptional circumstances is, however, but part of an orthodox framework 
designed to moderate the costs of the public interest to individual rights. The factor 
determining the quality of variance decisions is the staffing of quasi-judicial bodies to 


allow them to function in an arm's—length relationship with government. Here there is a real 
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point of concern because the members of the Alberta Planning Board, unlike the general 
run of administrative boards, are drawn exclusively from branches of the provincial civil 
service interested in development. So not only is the Board composed of non-elected 
persons, their appointment is also occasioned by their involvement with various 
departments of government. The situation calls into question the wisdom of using the 
Board (which is, after all, the supervisor of the provincial government's interests in land 
development) to mediate between private rights and public interest. Even so, the Board's 
mediating role between private right and public interest has not been challenged greatly. 
The Board continues, without the aid of much public scrutiny, to impose (serve) the 
particular conception of the public interest and set standards for its advancement. 

The evolution of standards for the public interest is the other major part of the 
framework for the mediation between public initiative and private right. While it might be 
supposed that the determination of community standards would involve the public, this is 
frequently, as with the Alberta Planning Board, not so. The task of setting standards is 
complex since there is never a single conception of the public interest. All too often, the 
view that prevails is the particular interest of whatever institution has been delegated 
public authority, advancing its own policies to achieve its own vision of the public interest. 
Central authorities, such as the Board, by virtue of their position are privy to many 
conceptions of the public interest, which they must coordinate and moderate. Implicit in 
the duty is the notion that central authorities impose their own views of public policy onto 
the subordinate authorities who implement them. Central authorities, therefore, function to 
limit local autonomy in the setting of community standards. This is not necessarily a 
negative process but is one which would, ideally, require public participation. 

The central authority's position is one of trust and the power they wield is, 
typically, mistrusted by many who fear that their coardination of policy can lead to the 
erosion of local autonomy. The Alberta Planning Board honoured the spirit and intent of 
local plan policies in its appeal decisions, but not to a point where it was prepared to 
sacrifice provincial standards of personal liberty in the use of land. Deciding what was just 
in the advancement of local planning policies without causing undue hardship for 
individuais was a considerable task but one that the Board seemed to perform well in 


Rocky View situation. 
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The C.R.P.C.’s success with the implementation of its regional plan policies is 
further supported by arecent study of land subdivision in four regional planning 
commission areas of the province (Thompson, 1982). The study dealt with all of the 
subdivision applications made to the Edmonton, Battle River, Red Deer and Calgary 
Regional Planning Commissions for the years 1977-79, inclusive. Of a total number of 
applications of about 5000, those from the C.R-P.C. accounted for only about one-tenth. 
That figure was very low. particularly since applications to the E.R.P.C. were four times as 
great. Clearly the C.R.P.C.'s policy of restricting subdivision was relatively effective. The 
Commission also had the lowest number of its decisions appealed to the Board: this with 
the highest proportion of subdivision applications approved without conditions, indicated 
that landowners respected the C.R.P.C.'s determinations. Fewer leaves to appeal also 
resulted in fewer opportunities for the Board to influence the implementation of the 
Commission's land use policies. This situation, however, must have arisen through the 
satisfaction of subdivision applicants and good management from the Commission. Given 
those conditions, the Board's intervention was hardly required. 

While the Soard did not seem to alter the Commission's notions of the public 
interest through its appeal determinations, there is increasing concern that it may be doing 
‘so through the regional plan aerate process. This exercise of Board authority is, 
naturally, worrisome to the commissions as well as to the urban municipalities. At issue is 
the fact that the Board has recently rejected the C.R.P.C.'s first regional plan (amongst 
others). It is believed that the C.R.P.C.'s plan was rejected because it was too prescriptive. 
Should the plan be made less prescriptive through the Board's intervention, rural 
municipalities will effectively gain a more prominent voice in decisions affecting the 
development in their jurisdictions. At the same time, some of the Commission's authority 
may be lost. The spectre of rural muncipalities having greater authority to, perhaps, allow 
increased levels of development is of general concern to the commissions as they see that 
such an event could undermine their long-range goals. Urban municipalities too, feel that a 
growth in rural municipal autonomy with respect to planning threatens to increase urban 
fringe development with all of its potentially negative impacts upon the ease of servicing, 


future annexation, and urban economic viability. 
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lf the Board is, indeed, changing the balance of planning powers and the direction 
_of planning interests, however subtly, the effects upon the commissions will be 
considerabie. The Municipal District of Rocky View, for example, has long argued for the 
control of subdivision within its jurisdiction, in much the same manner as that enjoyed by 
urban municipalities. Many rural municipalities have the financial and administrative 
resources to assume subdivision approval authority and at least one rural municipality (the 
County of Parkland) has subdivision authority at this time. Further, it is unrealistic to believe 
that subdivision authority can or should be kept from municipalities capable of managing it. 
But if and when subdivision authority is transferred the commissions will lose their chief 
tool of plan implementation, and the base of the regional planning system, which is fragile 
at best, would be further undermined. 

If the long-range time frame for planning policies furnished by the commissions !s 
in jeopardy, the Planning Act may have to specify the long-range objectives to be 
addressed by planning instruments. Such a development could lead to increased public 
contribution to the drafting of major policies and the Board could reasonably continue in 
its present capacity to fund planning and approve rural plans under the Act. The appeal 
tribunal, however, might well increase its credibility as the moderator of public and private 

interests by becoming essentially separate from the more administrative functions 
performed by the Board. Attendant with any such separation would be changes to the 


appeal tribunal's membership to provide a better representation of the public. 
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9. APPENDIX 1: Denied Subdivision Appeals against the Farmland Conservation 


Policies 


Denied Appeals 

73-C-482: 

7G-€—-206,277/278;,33 1,485,496,528,55 1 
daze 1o00,109,217397,407 

oes 1,57,71,84,137,167,211,256,464,47 1 
Mim SaO22; 323,379,380 

78-€-a2 


Total: 30 Appeals 


Denied Appeals which were also opposed by the Municipality 
73-C-482 

74-C-256,277,331,485,496,528,551 

75-C-100, 109,397,407 : 

7O—-C-5u, 97,7 1,84;137, 167,256,471 
Th-G-622,323,3/5,380 

78=C-42 


Denied appeals which were not opposed by the Municipality 
4o-€- 20. 
POSCH 2h 


Denied appeals for which the Municipality did not state an opinion 
74—C-278 

Ys oan Bo to) 

76-C-464 
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Reasons for Board Denial: 


fragmentation of farmland 
73-C-482 
74-C-277,331,485,496/55 1 
L370 -407 

Wie -C—-5 72/1984, 167,471 

VG =C—=380 


land quality too high to allow subdivision 
74-C-256,485,496 

79-C-100,407 

76-C-84, 137,471 

UTC Ta) 


subdivision was not believed to enhance agricultural productivity 


7Oa—-C—528 
763C-5777, 256464 
Ve -C-325 

78-C-42 


subdivision would have represented an intrusion into unsubdivided territory 


740-55 | 
¥o-C-1e9,397/ 
PieGHoe2, S71 ooo 


subdivision would be contrary to the spirit and intent of the plan 


75-C=2 17,397 
AO=CeS USF 24'1 
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10. APPENDIX 2: Approved Subdivision Appeals against the Farmland Conservation 


Policies 


Approved Appeals 
73-C=-434 

75—-C-138, 140 
76-C-40, 124,273,276 
77-C-267,304,482 
78-C-04 

7937C-145 


Total: 12 appeals 


Approved appeals which were opposed by the Municipality 
75-—C— 138,140 

71O=C—1247376 

77-C-267,304,482 

79=C=145 


Approved appeals which were not opposed by the Municipality 
7a-C-43)1 | 
78-C-04 


79-C-145 


Approved appeals for which the Municipality did not state an opinion 


76-C-40,372 
Reasons for Board Approval: 
subdivison would not impare agricultural production 
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73-C-431 
YSeC= 158/140 
76-C-40 
Waa / 
78-C-04 
79=6-145 


compassionate circumstances 
75-c- 140 
76-C-124 
77-C-482 


land was believed too poor for agricultural production 
16-C-376 
77-€-=304 


subdivision approved in spite of the policy 


/O-GooT2 


Appeal for which the Board was unable to render a decision 


(620201550 
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